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B. MTW Supplement Narrative.

The Harrisonburg Redevelopment and Housing Authority (HRHA) is a progressive agency experienced in providing housing
for individuals with extremely low incomes, developing affordable housing, building community and coalitions, and revitalizing
neighborhoods. HRHA is a leader in advocating for affordable housing and empowering self-sufficiency for residents. It
provides service coordination and/or peer support services at all its residential properties.
HRHA’s vision for the Moving to Work (MTW) program is to be a proactive, innovative agency that identifies, develops, and
implements evidence-based housing policies that address local needs; increase self-sufficiency outcomes for participants;
provide greater mobility and access to housing options, including supportive services; and promote efficiency and efficacy
throughout service delivery and operations.
HRHA is implementing a rent reform and incentive program that will encourage and support participant self-sufficiency and
increase landlord involvement through community-based services and incentives. Higher voucher use and retention,
increased landlord participation and retention, and decreased administrative burden will improve cost effectiveness. MTW
participation will allow HRHA to adapt to change and develop local solutions to address housing and self-sufficiency
challenges. MTW goals and activities are:

1. Improve Program Cost Effectiveness & Reduce Administrative Burden
• Accept partner agencies' inspections to meet Housing Quality Standard (HQS) requirements. Using the
Harrisonburg-Rockingham Community Services Board (HRCSB) and its certified HQS inspectors will save staff time by
collaborating with a known, qualified agency to conduct inspections. This partnership will increase HRHA efficiency and allow
staff to focus on more critical tasks that benefit tenants, to increase strategic initiatives, and to better coordinate efforts.
• Reduce the frequency of household certifications so participants keep more of their income increases. This also reduces
the burden on participants and Housing Choice Voucher (HCV) specialists in acquiring, submitting, and processing
paperwork. Switching to a triennial certification schedule and limiting interim certifications to one annually will save costs as
currently interims are extremely time consuming for staff and stressful for residents. Tenants will have a longer time with
consistent rent to allow better financial planning and housing security as well as a greater ability to save for life goals. The
paperwork burden on voucher holders will lessen if they do not have to submit income and employment changes for
incremental increases and fluctuations. HRHA voucher staff will group tenants into a logical certification schedule while still
allowing tenants to request interim certification if needed.
• Simplify rent calculations for all non-elderly non-disabled households by:
o Increasing minimum rent from $50 to $100;
o Increasing total tenant payment to 35 percent of income; saving both time and money for participants and HRHA.
o Eliminate child care deductions for non-elderly/non-disabled households.
o Simplify the utility allowance schedule.
These simplifications make rent calculations more understandable for tenants. The changes save tenants’ time and in many
cases lower costs. Decreased staff paperwork allows more time to work with tenants, explore new projects, or participate in
training in possible new areas or expanded services. Simplified paperwork also benefits landlords by determining household
eligibility more quickly. Higher minimum rent encourages employment. Hardship exceptions are allowed when these changes
create a rent burden.
• Require documentation of assets over $50,000 only. Reducing documentation saves time for staff and the majority of
tenants whose assets are below a level that makes a difference in qualifying for support.
• Eliminate the earned income disallowance and exclude school grants and school funding of all kinds from income for all
non-elderly non-disabled households. This applies to students of any age, attending full time or part time. Scholarships;
financial aid; grants and contributions from any source, including family members; work study income; and all other funding
will be excluded and not counted as income. For non-student household members, income from dependents 20 and younger
will not be included in the rent calculation. Wage income from household members 21 and older will be counted. This change
saves staff and tenant time tracking receipts and doing repeated, changing calculations that do not significantly change
tenants’ situations.
• Increase the portability term in Franklin Heights units from one year to two years. This change increases the initial term of
housing stability for residents and decreases the administrative burden for staff after initial intake.

2. Increase Participant Self-Sufficiency
• Replace the Family Self-Sufficiency (FSS) escrow model with a Goal Rewards Model where participants earn immediate
cash incentives for reaching milestones related to income, finance, education, health, employment, and other self-sufficiency
goals. Incentives immediately and tangibly reward participants for progress toward self-sufficiency and inspire them to take
the next steps. Participants will have the choice to receive the incentive immediately via check or deposit the amount into an
HRHA managed savings account. Increases in income will not be recorded and will not contribute to increases in escrow.
There will be incentives based on maintaining and earning income, however they will not be directly tied to increases in
income from start of program. Participants will be able to save faster for life goals while preserving the ability to use savings if
necessary because of life events.
• Transition to a participant-driven coaching model that better supports and empowers participants in meeting their goals.
This coaching model will give participants more ownership of their path forward while still providing needed guidance. It will
increase collaboration and trust between staff and participants to make progress toward goals. These changes shift the
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agency-participant relationship away from rule enforcement and toward life coaching. FSS staff will help participants clarify
program goals based on their needs, abilities, and skills.
• Provide coaching support up to six months after a participant graduates from the FSS program. Continued support provides
stability and familiarity during the challenges of transition, increasing participants’ chances of success by maintaining a
trusted relationship.

3. Increase Housing Choice
• Expand landlord recruitment and retention efforts to increase landlord participation by offering:
o Security deposits up to one month’s contract rent, once per tenant
o Rent for empty units for one month
o Damage coverage beyond the security deposit up to one month’s rent
o Payment incentives including a referring landlord bonus of $250; a new landlord signing bonus of $250; and a new contract
bonus of $250
These incentives will increase retention of current program landlords and attract new landlords by reducing risk of monetary
loss. Security deposits will make landlords more willing to hold units for voucher participants. A larger reliable pool of
landlords will help HRHA house more families more quickly and possibly reduce its large waiting list.
• Raise 1BR payment standard from current 110 percent of FMR to 120 percent. Raise accessible unit payment standard to
140 percent for units of all sizes for households requiring those features. HRHA will determine if unit qualifies. This change
will increase housing choice in local tight rental market, especially for high demand 1BR units and scarce accessible units. It
will also serve as an incentive for current and prospective landlords to participate.
• Provide more help with the housing search, including one-on-one support in locating affordable rentals. Cost will be covered
by funding flexibilities. Targeted help will result in faster and better matches of renters to available units. These efforts will fill
empty units more quickly, improving long term relationships with landlords. HRHA is considering using funding flexibility to
create a dedicated housing locator on staff to customize housing searches more specifically to clients’ needs.
• Increase the flexibility to project-base voucher (PBV) rental assistance up to the 50 percent maximum. Flexibility will allow
HRHA to expand the number of vouchers available to project base, which will increase the number of housing options and
units available for those with extremely low income. This change will allow for increased access for hard to find units, such as
accessible one bedroom units. HRHA anticipates it will allow for the development of additional permanent supportive housing
units. It will also increase administrative efficiencies and allow tenants to be housed more quickly when appropriate units are
available.

• Remove the limits to the number of PBV units in property buildings. Removing these limits will allow HRHA to increase the
number of units within a building without HUD approval. This change will increase the number of units available for extremely
low income individuals needing deep rental assistance. It will provide for more flexible use of housing units and increased
choice for tenants.
• Eliminate the procurement process for HRHA owned units. This change allows HRHA to use project-based vouchers to
assist in renovating HRHA owned properties. The elimination reduces development costs and increases efficiencies for
HRHA in renovating or developing new units in its tight housing market.
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C. The policies that the MTW agency is using or has used (currently implement, plan to implement in the
submission year, plan to discontinue, previously discontinued).

1. Tenant Rent Policies

f. Minimum Rent (HCV) Plan to Implement in the Submission Year
h. Total Tenant Payment as a Percentage of Gross Income
(HCV)

Plan to Implement in the Submission Year

j. Alternative Utility Allowance (HCV) Plan to Implement in the Submission Year
n. Utility Reimbursements (HCV) Plan to Implement in the Submission Year
s. Elimination of Deduction(s) (HCV) Plan to Implement in the Submission Year
w. Alternative Income Inclusions/Exclusions (HCV) Plan to Implement in the Submission Year

2. Payment Standards and Rent Reasonableness

b. Payment Standards- Fair Market Rents (HCV) Plan to Implement in the Submission Year

3. Reexaminations

b. Alternative Reexamination Schedule for Households
(HCV)

Plan to Implement in the Submission Year

d. Self-Certification of Assets (HCV) Plan to Implement in the Submission Year

4. Landlord Leasing Incentives

a. Vacancy Loss (HCV-Tenant-based Assistance) Plan to Implement in the Submission Year

b. Damage Claims (HCV-Tenant-based Assistance) Plan to Implement in the Submission Year
c. Other Landlord Incentives (HCV- Tenant-based
Assistance)

Plan to Implement in the Submission Year

5. Housing Quality Standards (HQS)

a. Pre-Qualifying Unit Inspections (HCV) Plan to Implement in the Submission Year
c. Third-Party Requirement (HCV) Plan to Implement in the Submission Year

6. Short-Term Assistance

7. Term-Limited Assistance

8. Increase Elderly Age (PH & HCV)

9. Project-Based Voucher Program Flexibilities

a. Increase PBV Program Cap (HCV) Plan to Implement in the Submission Year
b. Increase PBV Project Cap (HCV) Plan to Implement in the Submission Year
c. Elimination of PBV Selection Process for PHA-owned
Projects Without Improvement, Development, or
Replacement (HCV)

Plan to Implement in the Submission Year

h. Limit Portability for PBV Units (HCV) Plan to Implement in the Submission Year

10. Family Self-Sufficiency Program with MTW Flexibility

d.HCV Modify or Eliminate the Contract of Participation
(HCV)

Plan to Implement in the Submission Year

e.HCV Policies for Addressing Increases in Family Income
(HCV)

Plan to Implement in the Submission Year

11. MTW Self-Sufficiency Program

12. Work Requirement

13. Use of Public Housing as an Incentive for Economic Progress (PH)

14. Moving on Policy

15. Acquisition without Prior HUD Approval (PH)

16. Deconcentration of Poverty in Public Housing Policy (PH)

17. Local, Non-Traditional Activities

C. MTW Activities Plan that Harrisonburg Plans to Implement in the Submission Year or Is Currently Implementing

1.f. - Minimum Rent (HCV)

The minimum rent will be set at $100 for all non-elderly, non-disabled households. Along with the total package of tenant
rent policy changes, these simplifications make rent calculations more understandable for tenants and still allow hardship
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exceptions if necessary. Increased minimum rent is offset to some degree by other changes and may encourage
employment. The changes save tenant time and in many cases lower costs. Decreased staff paperwork allows more time
to work with tenants, explore new projects, or participate in training in possible new areas or expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness

This MTW activity has the following cost implications:

Increased revenue

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies only to selected family types

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

This MTW activity requires a Hardship Policy. The Hardship Policy is attached.

Attached Hardship policy applies to:
1.f. - Minimum Rent (HCV);1.h. - Total Tenant Payment as a Percentage of Gross Income (HCV);1.s. - Elimination of
Deduction(s) (HCV);2.b. - Payment Standards- Fair Market Rents (HCV);3.b. - Alternative Reexamination Schedule for

Households (HCV)}

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This MTW activity requires an Impact Analysis. The Impact Analysis is attached.

The Impact Analysis that applies to this MTW activity also applies to the following MTW activities:
1.f. - Minimum Rent (HCV);1.h. - Total Tenant Payment as a Percentage of Gross Income (HCV);1.s. - Elimination of

Deduction(s) (HCV)

minimum rent or minimum Total Tenant Payment (TTP) -

$100
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1.h. - Total Tenant Payment as a Percentage of Gross Income (HCV)

Raising TTP to 35 percent for all non-elderly non-disabled households and elimination of deductions for expenses, with
some changes to income inclusions and exclusions. See Impact Analysis 1 for data. Legislation proposed in 2018 for HUD
requested a 35 percent
threshold: “(A) RENTS FOR FAMILIES.—Except as provided otherwise in this paragraph, a family shall pay as monthly
rent for a dwelling unit assisted under this Act (other than dwelling units receiving tenant-based assistance under sections
8(o), 8(t), or 8(y)), the higher of— “(i) 35 percent of the family’s monthly income; or “(ii) 35 percent of the amount earned by
an individual working 15 hours a week for four weeks at the federal minimum wage…”Along with the total package of
tenant rent policy changes, these simplifications make rent calculations more understandable for tenants and still allow
hardship exceptions if necessary. Increased TTP is offset by other changes, and overall changes are designed to
encourage employment for residents and increase efficiency for staff. The changes save tenant time and in many cases
lower costs. Decreased staff paperwork allows more time to work with tenants, explore new projects, or participate in
training in possible new areas or expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness

This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies only to selected family types

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

This MTW activity requires a Safe Harbor Waiver.

 The waiver request is being submitted for review with this submission of the MTW Supplement (see Section D).

This MTW activity requires a Hardship Policy. The Hardship Policy is attached.

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This MTW activity requires an Impact Analysis. The Impact Analysis is attached.
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Percentage of income will equal 35.00% of the Total Tenant Payment (TTP)

Income basis for calculating Total Tenant Payment is :

This activity uses a different definition of income because we are using the following MTW waivers (check all that apply)

1.r. and/or 1.s. “elimination of deductions”;1.v. and/or 1.w “alternative inclusions and exclusions”

1.j. - Alternative Utility Allowance (HCV)

HRHA will create one utility allowance for all unit types. Allowance will still vary by bedroom size and by whether unit rent
includes utilities. PBV units may have a separate utility allowance. Along with the total package of tenant rent policy
changes, these simplifications make rent calculations more understandable for tenants and still allow hardship exceptions
if necessary. Alternate utility allowance is balanced by other changes. The changes save tenant time and in many cases
lower costs. Decreased staff paperwork allows more time to work with tenants, explore new projects, or participate in
training in possible new areas or expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness;Housing choice

This MTW activity has the following cost implications:

Decreased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

HRHA will create one utility allowance for all unit types. Allowance will still vary by bedroom size and by whether unit rent
includes utilities. PBV units may have a separate utility allowance. Along with the total package of tenant rent policy
changes, these simplifications make rent calculations more understandable for tenants and still allow hardship exceptions
if necessary. The changes save tenant time and in many cases lower costs. Decreased staff paperwork allows more time
to work with tenants, explore new projects, or participate in training in possible new areas or expanded services. Specific
utility calculations have been ordered from The Nelrod Company in June and are expected to be available soon.

1.n. - Utility Reimbursements (HCV)

Utility reimbursements under $20 per month will be eliminated. Along with the total package of tenant rent policy changes,
these simplifications make rent calculations more understandable for tenants and still allow hardship exceptions if
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necessary. Eliminating utility reimbursements under $20 is balanced to some degree by other changes. The changes save
tenant time and in many cases lower costs. Decreased staff paperwork allows more time to work with tenants, explore new
projects, or participate in training in possible new areas or expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness

This MTW activity has the following cost implications:

Decreased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

1.s. - Elimination of Deduction(s) (HCV)

Deductions for unreimbursed childcare expenses will be eliminated for all non-elderly non-disabled households. Along with
the total package of tenant rent policy changes, these simplifications make rent calculations more understandable for
tenants and still allow hardship exceptions if necessary. This expense is claimed by under 3 percent of households.
Eliminating deductions is balanced by other changes. The changes save tenant time and in many cases lower costs.
Decreased staff paperwork allows more time to work with tenants, explore new projects, or participate in training in
possible new areas or expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness

This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
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disabled, other).

The MTW activity applies only to selected family types

This MTW activity applies to the following housing choice voucher unit types:  Applies to all tenant-based units and

project-based vouchers

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

This MTW activity requires a Hardship Policy. The Hardship Policy is attached.

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This MTW activity requires an Impact Analysis. The Impact Analysis is attached.

Following deduction(s) will be eliminated, modified, or added.

Unreimbursed childcare costs

1.w. - Alternative Income Inclusions/Exclusions (HCV)

Simplifying reporting and verification of income by excluding incomes that are challenging to verify or calculate but have
little impact on households in terms of what they can afford. Applies to all non-elderly non-disabled households. Eliminate
the earned income disallowance and exclude school grants and school funding of all kinds from income. This applies to
students of any age, attending full time or part time. Scholarships; financial aid; grants and contributions from any source,
including family members; work study income; and all other funding will be excluded and not counted as income. For
non-student household members, income from dependents 20 and younger will not be included in the rent calculation.
Wage income from household members 21 and older will be counted. This change saves staff and tenant time tracking
receipts and doing repeated, changing calculations that do not significantly change tenants’ situations. Decreased staff
paperwork allows more time to work with tenants, explore new projects, or participate in training in possible new areas or
expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness;Self-sufficiency

This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:
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New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies only to selected family types

This MTW activity applies to the following housing choice voucher unit types:  Applies to all tenant-based units and

properties with project-based vouchers

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first program year

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

Following inclusions or exclusions will be eliminated, modified, or added.
Eliminate the earned income disallowance and exclude school grants and school funding of all kinds from income for
students of any age. For non-student household members, wage income from dependents 20 and younger will not be
included in the rent calculation. Wage income from household members 21 and older will be counted in the rent

calculation. Applies to non -elderly non-disabled households.

2.b. - Payment Standards- Fair Market Rents (HCV)

Raise 1BR payment standard to 120 percent. Raise accessible unit payment standard to 140 percent for all sized units for
tenants requiring those features. Although this change will increase agency expenses, agency can manage the increase.
This change will increase housing choice in local tight rental market, especially for high demand 1BR units and scarce
accessible units of any size. It will also serve as an incentive for current and prospective landlords to participate. With 38
households searching for a 1BR unit, and 581 total households on the 1BR waiting list, this attempt to increase housing
choice and number of accessible units is necessary in our tight rental market.

HRHA will determine if units qualify as accessible using the following criteria: a unit that is designed and built to be usable
by all people, to the greatest extent possible, without the need for adaptation or specialized design. HRHA will accept Type
A or Type B units as classified within ANSI Section 1003 and ICC/ANSI A117.1, as amended.

This MTW activity serves the following statutory objectives:

Housing choice

This MTW activity has the following cost implications:

Increased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.
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The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first program year

This MTW activity requires a Safe Harbor Waiver.

 The waiver request is being submitted for review with this submission of the MTW Supplement (see Section D).

This MTW activity requires a Hardship Policy. The Hardship Policy is attached.

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This MTW activity requires an Impact Analysis. The Impact Analysis is attached.

Following will explain the payment standards by FMR:
Following will explain the payment standards by FMR: For 2022, FMR for 1BR voucher is $723 currently. HRHA’s 1BR
voucher value will increase from the current $795 (110 percent) per month to $867 (120 percent) for a 1BR unit.
Accessible unit payment standards (140 percent) will be: 1BR $1,012; 2BR, $1,331; 3BR, $1,744; 4BR $2,279; 5BR

$2,620 for tenants requiring those features.

3.b. - Alternative Reexamination Schedule for Households (HCV)

Household reexaminations once every 3 years. Interim decreases once per year when there is a 20 percent or more
decrease of gross income for household total income. Households without employment income or social security received
by head of household or co-head (zero income households) will have an interim when new income begins. Applies to all
tenant based units and all properties with project based vouchers. Interim policy applies to everyone right away. Triennials
will kick in one year after new admission. Reducing the frequency of household certifications allows participants to keep
more income increases. It also reduces the burden on both participants and Housing Choice Voucher (HCV) specialists in
acquiring, submitting, and processing paperwork. Currently interims are extremely time consuming for HCV staff and
stressful for resident families. 

From July to December 2021, 333 interims were completed. 17 percent were household composition changes, rent
increases, and other reasons. 37 percent were income increases. 46 percent were income decreases. Of the decreases,
11 percent were for 10 percent or less; 11 percent were for 10-20 percent; and the rest were over 20 percent. Setting a 20
percent threshold would not negatively affect a significant number of residents and would greatly increase staff efficiency.
Legislation proposed in 2018 for HUD requested a 20 percent or more decrease as threshold: “Except as provided in
clause (ii) and upon the request of a family, a public housing agency or owner is only required to conduct an interim
reexamination of income if the family’s income has decreased by 20 percent or more.” 

This change gives tenants a longer time with consistent rent to allow for better financial planning and housing security. The
paperwork burden on voucher holders will lessen if they do not have to submit income and employment changes for
incremental increases and fluctuations. Tenants will have a greater ability to save for and accomplish life goals such as
pursuing education and rent independence or home ownership. HRHA will group tenants into a logical certification
schedule while still allowing tenants to request certification if needed. Improved staff efficiency will allow planning for new
initiatives or needed training in existing or new areas of focus.

This MTW activity serves the following statutory objectives:
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Self-sufficiency;Housing choice

This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first program year

This MTW activity requires a Safe Harbor Waiver.

 The waiver request is being submitted for review with this submission of the MTW Supplement (see Section D).

This MTW activity requires a Hardship Policy. The Hardship Policy is attached.

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This MTW activity requires an Impact Analysis. The Impact Analysis is attached.

Recertification Schedule is  

Once every three years

Household may request 1 interim recertifications per year.

Interim decreases once per year when there is a 20 percent or more decrease of gross income for household total income.

For zero income households an interim will occur when new income begins, or after 3 months of zero income an interim

will be completed with income from previous certification.

3.d. - Self-Certification of Assets (HCV)

At reexamination, the agency will allow the self-certification of assets up to $50,000. Reduced documentation requirements
will be cost effective by reducing staff time for processing, a primary goal, though in a secondary way, self reporting may
empower and promote self sufficiency. Reducing documentation saves time for staff and the majority of tenants whose
assets are below a level that makes a difference in qualifying for support. Decreased staff paperwork allows more time to
work with tenants, explore new projects, or participate in training in possible new areas or expanded services.

This MTW activity serves the following statutory objectives:

Cost effectiveness
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This MTW activity has the following cost implications:

Decreased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first program year

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

The dollar threshold for the self-certification of assets is 

$50,000.

4.a. - Vacancy Loss (HCV-Tenant-based Assistance)

Vacancy loss of one month contract rent for the prior lease, upon execution of a new HAP contract. The only exclusion
would be unit changes within the same owner’s portfolio. These incentives will increase retention of current program
landlords and attract new landlords by reducing risk of monetary loss, in this case for the time units are vacant. A larger
reliable pool of landlords will help HRHA house more families more quickly and possibly reduce its large waiting list in our
tight rental market.

This MTW activity serves the following statutory objectives:

Housing choice

This MTW activity has the following cost implications:

Increased revenue;Increased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first program year

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency
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Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This policy applies to

To all units

The types of units policy applies to:

Maximum payment to the landlord is 

$Equivalent of one month of contract rent of the prior lease.

0 payments were issued under this policy y in the most recently completed PHA fiscal year.

$0 issued under this policy in the most recently completed PHA fiscal year.

4.b. - Damage Claims (HCV-Tenant-based Assistance)

Payment of up to one month of contract rent for damage claims, if cost of repairs exceeds security deposit, upon execution
of a new HAP contract. Landlords must show intention to collect from household sufficient for HCV to hold household
accountable to termination if needed. These incentives will increase retention of current program landlords and attract new
landlords by reducing risk of monetary loss. This incentive will compensate for needed repairs or damages beyond the
security deposit. A larger reliable pool of landlords will help HRHA house more families more quickly and possibly reduce
its large waiting list in our tight rental market.

This MTW activity serves the following statutory objectives:

Housing choice

This MTW activity has the following cost implications:

Increased revenue;Increased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies to all family types

The MTW activity applies to all tenant-based units

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.
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N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This policy applies to

To all units

The types of units policy applies to:

Maximum payment to the landlord is 

$Equivalent of one month of contract rent for prior lease.

0 payments were issued under this policy y in the most recently completed PHA fiscal year.

$0 issued under this policy in the most recently completed PHA fiscal year.

4.c. - Other Landlord Incentives (HCV- Tenant-based Assistance)

Payment incentives including a referring landlord bonus of $250; a new landlord signing bonus of $250; a new contract
bonus of $250; and a security deposit, one time per tenant, of up to one month’s rent. These incentives will increase
retention of current program landlords and attract new landlords by reducing risk of monetary loss. Incentives will
compensate for the time units are vacant and for needed repairs or damages beyond the security deposit. Security
deposits will make landlords more willing to hold units for voucher participants. A larger reliable pool of landlords will help
HRHA house more families more quickly and possibly reduce its large waiting list in our tight rental market.

This MTW activity serves the following statutory objectives:

Housing choice

This MTW activity has the following cost implications:

Increased revenue;Increased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies to all family types

The MTW activity applies to all tenant-based units
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Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

This policy applies to To all units (Display selected and additional Pop up is complex logic.)

The types of units policy applies to:

Maximum payment to the landlord is 

$Equivalent of up to one month of rent.

0 payments were issued under this policy y in the most recently completed PHA fiscal year.

$0 issued under this policy in the most recently completed PHA fiscal year.

5.a. - Pre-Qualifying Unit Inspections (HCV)

Pre-qualifying unit inspections will increase HRHA efficiency, cost savings, and housing choice by allowing greater
flexibility for lease up for the tenant and reducing unnecessary costs for re-inspections. HRHA anticipates implementation
of this activity will increase ability of households to access housing, expand utilization, and reduce inspection costs.

This MTW activity serves the following statutory objectives:

Cost effectiveness;Housing choice

This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first program year

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests
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Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

The pre-inspection is valid for 

60 days.

5.c. - Third-Party Requirement (HCV)

This third -party inspection collaboration will save staff time by using a known, qualified agency to conduct inspections.
The Harrisonburg-Rockingham Community Services Board (HRCSB) has certified HQS Inspectors on staff, and HRHA is
looking to them for partner inspections. This partnership will increase HRHA efficiency and free some staff time to focus on
more critical tasks that benefit tenants, to increase strategic initiatives, and to better coordinate efforts. This change will
allow HRHA to operate more efficiently and strategically to serve its mission and focus on any new opportunities that arise.

This MTW activity serves the following statutory objectives:

Cost effectiveness

This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

The quality assurance method:
Following will explain the quality assurance method – This policy provides authority for the HCVP manager to develop
and implement procedures for the conduct of regularly scheduled quality control of other agencies’ inspections. The HCVP
manager will establish the sampling size and frequency within the procedures and designate the QC inspector roles and
responsibilities. The executive director is the designated approval authority for HCVP QC procedures.
If [Upload file] options- Display 'Attached for quality assurance method"

9.a. - Increase PBV Program Cap (HCV)
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This flexibility will allow HRHA to expand the number of vouchers available to project base, which will increase the number
of housing options and units available for those with extremely low income. This change will allow for increased access for
hard to find units, such as accessible one bedroom units. HRHA anticipates it will allow for the development of additional
permanent supportive housing units. It will also increase administrative efficiencies for HRHA and allow tenants to be
housed more quickly when appropriate units are available. Project basing will also preserve existing affordable housing
allowing for redevelopment of aging out housing developments.

This MTW activity serves the following statutory objectives:

Cost effectiveness;Housing choice

This MTW activity has the following cost implications:

Increased revenue

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

50.00% of total authorized HCV units will be authorized for project-basing.

9.b. - Increase PBV Project Cap (HCV)

Increasing PBV project caps will allow HRHA to increase the number of units within a building without HUD approval. It will
provide for more flexible use of housing units and increased choice for tenants. This change will increase the number of
units available for extremely low income individuals needing deep rental assistance. It will also preserve existing affordable
housing allowing for redevelopment of aging out housing developments.

This MTW activity serves the following statutory objectives:

Cost effectiveness;Housing choice

This MTW activity has the following cost implications:

Increased revenue

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.
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N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

9.c. - Elimination of PBV Selection Process for PHA-owned Projects Without Improvement, Development, or
Replacement (HCV)

This change will allow HRHA to use project based vouchers to assist in renovating HRHA owned properties. The
elimination will reduce development costs and increase efficiencies for HRHA in renovating or developing new units.
Simplifying procurement will save administrative time and costs in the long run. It will also preserve existing affordable
housing allowing for redevelopment of aging out housing developments.

This MTW activity serves the following statutory objectives:

Cost effectiveness;Housing choice

This MTW activity has the following cost implications:

Decreased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

9.h. - Limit Portability for PBV Units (HCV)

Restrict moves from PBV units in Franklin Heights properties for 24 months. This change increases the initial term of
housing stability for residents and decreases the administrative burden for staff after initial intake. The extended time from
one to two years will allow for potential increase in household self-sufficiency due to the ability to participate in the Family
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Self-Sufficiency program. If tenants move out of Franklin Heights, they may not be able to continue in the program if space
is not available. Participants still retain the ability to request a tenant-based voucher for reasonable accommodation
according to existing rules as outlined in existing agency HCV administrative plan.

This MTW activity serves the following statutory objectives:

Cost effectiveness

This MTW activity has the following cost implications:

Decreased expenditures

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies to all family types

This MTW activity applies to the following housing choice voucher unit types:  Franklin Heights properties

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

10.d.HCV - Modify or Eliminate the Contract of Participation (HCV)

HRHA will modify the FSS contract of participation to reflect the removal of the traditional escrow model and the
implementation of the new Goal Rewards Model. This involves modifying the following sections in the FSS Contract: FSS
Escrow Account; Withdrawal of Funds from FSS Escrow Account; Loss of FSS Escrow Account; and HA Responsibilities.
This change is part of a shift to a participant-driven coaching model that will give participants more empowerment and
ownership of their path forward while still providing needed guidance. It will increase collaboration and trust between staff
and participants to make progress toward goals. These changes shift the agency-participant relationship away from rule
enforcement and toward life coaching. FSS staff will help participants clarify program goals based on their needs, abilities,
and skills.

This MTW activity serves the following statutory objectives:

Self-sufficiency
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This MTW activity has the following cost implications:

Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies only to a subset or subsets of assisted households

This MTW activity applies to:

New admissions and currently assisted households

An MTW activity may apply to all family types or to selected family types (i.e., non-elderly\non-disabled, elderly,
disabled, other).

The MTW activity applies to all family types

This MTW activity applies to the following housing choice voucher unit types:  Those households that participate in

the Family Self-Sufficiency Program

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

10.e.HCV - Policies for Addressing Increases in Family Income (HCV)

HRHA will replace the Family Self-Sufficiency (FSS) escrow model with a Goal Rewards Model. In the proposed model,
participants earn immediate cash incentives for reaching milestones related to income, finance, education, health,
employment, and other self-sufficiency goals. Incentives can immediately and tangibly reward participants for progress
toward self-sufficiency and inspire them to take the next steps. Participants will have the choice to either receive the
incentive immediately via check or deposit the amount into an HRHA managed savings account. At this time, increases in
income will not be recorded and will not contribute to increases in escrow. There will be incentives based on maintaining
and earning income, however they will not be directly tied to increases in income from start of program. 

NOTE: The following should show in the textbox below “How increased earnings will be treated”:
HRHA proposes modifying the FSS contract of participation to reflect the new escrow system, which includes a Goal
Rewards Model based on achievement of self-sufficiency activities. This involves modifying the following sections in the
FSS Contract: FSS Escrow Account; Withdrawal of Funds from FSS Escrow Account; Loss of FSS Escrow Account; and
HA Responsibilities.

This MTW activity serves the following statutory objectives:

Self-sufficiency

This MTW activity has the following cost implications:
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Neutral (no cost implications)

An MTW activity may apply to new admissions only, to currently assisted households only, or to both new
admissions and currently assisted households.

The MTW activity applies to all assisted households

Based on the Fiscal Year goals listed in the activity's previous Fiscal Year's narrative, provide a description about
what has been accomplished or changed during the implementation.

N/A - first year of program

No hardship were requested in the most recent fiscal year.

In the prior year, under this activity, Harrisonburg MTW agency

Received 0 hardship requests

Approved hardship requests

Denied hardship requests

There is\are hardship requests pending.

Following is how increased earnings is treated:
HRHA proposes modifying the FSS contract of participation to reflect the new Escrow system, which includes a Goal
Rewards Model based on achievement of self-sufficiency activities. This involves modifying the following sections of the
FSS Contract: FSS Escrow Account; Withdrawal of Funds from FSS Escrow Account; Loss of FSS Escrow Account; and

HA Responsibilities.
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D. Safe Harbor Waivers.

D.1
Safe Harbor Waivers seeking HUD Approval:
Please see attached for Safe Harbor Waivers requested this year.

E. Agency-Specific Waiver(s).

E.1

Agency-Specific Waiver(s) for HUD Approval:

The MTW demonstration program is intended to foster innovation and HUD encourages MTW agencies, in
consultation with their residents and stakeholders, to be creative in their approach to solving affordable housing
issues facing their local communities.  For this reason, Agency-Specific Waivers may be requested.

No Agency-Specific Waivers are being requested.

E.2

Agency-Specific Waiver(s) for which HUD Approval has been Received:
MTW Agency does not have approved Agency-Specific Waivers

F. Public Housing Operating Subsidy Grant Reporting.

F.1
Total Public Housing Operating subsidy amount authorized, disbursed by 9/30, remaining, and deadline for
disbursement, by Federal Fiscal Year for each year the PHA is designated an MTW agency.

Federal Fiscal
Year (FFY)

Total Operating Subsidy
Authorized Amount

How Much PHA Disbursed by the
9/30 Reporting Period

Remaining Not Yet
Disbursed

Deadline
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G. MTW Statutory Requirements.

G.1

75% Very Low Income – Local, Non-Traditional.

HUD will verify compliance with the statutory requirement that at least 75% of the households assisted by the
MTW agency are very low-income for MTW public housing units and MTW HCVs through HUD systems. The
MTW PHA must provide data for the actual families housed upon admission during the PHA's most recently
completed Fiscal Year for its Local, Non-Traditional program households.

Income Level
Number of Local, Non-Traditional Households Admitted in
the Fiscal Year*

80%-50% Area Median Income 0

49%-30% Area Median Income 0

Below 30% Area Median Income 0

Total Local, Non-Traditional Households 0

*Local, non-traditional income data must be provided in the MTW Supplement form until such time that it can be submitted in
IMS-PIC or other HUD system.  

G.2 Establishing Reasonable Rent Policy.

MTW agency established a rent reform policy to encourage employment and self-sufficiency

G.3 Substantially the Same (STS) – Local, Non-Traditional.

The total number of unit months that
families were housed in a local,
non-traditional rental subsidy for the
prior full calendar year.

0 # of unit months

The total number of unit months that
families were housed in a local,
non-traditional housing development
program for the prior full calendar
year.

0 # of unit months

Number of units developed under the local, non-traditional housing development activity that were available for
occupancy during the prior full calendar year:

PROPERTY
NAME/

ADDRESS

0/1
BR

2
BR

3
BR

4
BR

5
BR

6+
BR

TOTAL
UNITS

POPULATION
TYPE*

if
'Population

Type' is
Other

# of
Section

504
Accessible
(Mobility)**

# of Section
504

Accessible
(Hearing/
Vision)

Was this Property Made
Available for Initial

Occupancy during the
Prior Full Calendar Year?

What was the Total
Amount of MTW

Funds Invested into
the Property?

G.4 Comparable Mix (by Family Size) – Local, Non-Traditional.

To demonstrate compliance with the statutory requirement to continue serving a 'comparable mix" of families by family
size to that which would have been served without MTW, the MTW agency will provide the number of families occupying
local, non-traditional units by household size for the most recently completed Fiscal Year in the provided table.
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Family Size:
Occupied Number of Local, Non-Traditional units by
Household Size

1 Person 0

2 Person 0

3 Person 0

4 Person 0

5 Person 0

6+ Person 0

Totals 0

H. Public Comment

Attached you will find a copy of all of the comments received and a description of how the agency analyzed the
comments, as well as any decisions made based on those comments.

Please see attached for an additional public hearing held for Agency-Specific Waiver(s) and/or Safe Harbor Waiver(s)

I. Evaluations.

No known evaluations.



MTW Safe Harbor Waiver Request 
Harrisonburg Redevelopment and Housing Authority – VA014 
HRHA requests a Safe Harbor Waiver for the following group of MTW activities. 

1. Tenant Rent Policies 

The agency is authorized to adopt and implement the activities listed below for setting tenant 
rents in public housing, including but not limited to establishing definitions of income and 
adjusted income that differ from those in the current 1937 Act and its implementing regulations. 
The agency is authorized to adopt and implement the activities listed below to establish total 
tenant payments (TTP)1 in the HCV program, and/or tenant rents for tenant-based and project-
based voucher (PBV) assistance that differ from the currently mandated program requirements in 
the 1937 Act and its implementing regulations. The agency is authorized to adopt and implement 
the activities listed below to calculate the tenant portion of the rent in a way that differs from the 
currently mandated program requirements in the 1937 Act and its implementing regulations. The 
agency must determine initial eligibility in accordance with 24 CFR 5.609 and must comply with 
section 3(b)(2) of the United States Housing Act of 1937 Act (1937 Act) (42 U.S.C. §1437). For 
voucher activities, the Department has developed a standard rider to the HAP contract that 
reflects any MTW authorizations that amend the current requirements of the HAP contract. 

1h  Total Tenant Payment. Increase total tenant payment to 35 percent of income for all 
non-elderly, non-disabled households. 

Statutes and Regulations Waived 

Tenant Payment as a Modified Percentage of Income (HCV) - Certain provisions of sections 
3(b)(4)-(5) and 8(o)(2)(A)-(C) of the 1937 Act and 24 CFR 5.609, 5.611, and 
982.516.households. 

Safe Harbors 

1.g. and 1.h. i. The Tenant Payment in public housing and the Tenant Payment in HCV must not 
exceed 32% of income for non-elderly/non-disabled families if the agency is utilizing flexibility 
under activities 1.r., 1.t. and/or 1.v. (for 1.g.) or 1.s., 1.u. and/or 1.w. (for 1.h.). 

 ii. The Tenant Payment in public housing and the Tenant Payment in HCV must not exceed 35% 
of income for non-elderly/non-disabled families if the agency is not utilizing flexibility under 
activities 1.r., 1.t. and/or 1.v. (for 1.g.) or 1.s., 1.u. and/or 1.w. (for 1.h.).  

iii. Agency must exempt elderly and disabled families from rent policy. 

 iv. Agency must conduct an impact analysis. *  

v. Agency must implement a hardship policy. * 



Requested Waiver and Explanation 

Total tenant payment request is 35 percent of household income using flexibilities under 1s 
and 1w, which is outside the Safe Harbor maximum of 32 percent. Hardship policy is in place 
for households who face rent burden. Applies to all non-elderly non-disabled households. 

HRHA believes this total package of changes is necessary to achieve maximum staff efficiency 
and cost effectiveness under MTW flexibilities. The combination of changes encourages 
employment and self-sufficiency without significantly increasing overall costs for households. 
These simplifications make rent calculations more understandable for tenants. The changes save 
tenants’ time and in many cases lower costs. Decreased staff paperwork allows more time to

work with tenants, explore new projects, or participate in training in possible new areas or 
expanded services. Simplified paperwork also benefits landlords by determining household 
eligibility more quickly.  

See Impact Analysis and Hardship Policy attached.  



Impact Analysis

Activity 
Tenant Rent Policies 

1f. Minimum rent 

1h. Tenant payment as modified percentage of income 

1s. Elimination of deductions 
Minimum rent will be $100 and TTP will increase to 35% of income for all non-elderly, 

non-disabled households. Eliminate unreimbursed childcare expense deductions. 

Applies to all non-elderly, non-disabled households.

1. Describe the activity’s impact on the agency’s finances (e.g., how much will the activity cost,

any change in the agency’s per family contribution)

Totality of changes should be neutral, not expected to impact agency finances significantly. Anticipated benefit to 
the agency due to anticipated increase in voucher utilization. Possible staff time savings/admin costs savings in 
the long term.  

2. Describe the activity’s impact on affordability of housing costs for affected families (e.g., any

change in how much affected families will pay towards their housing costs);
Housing costs will increase moderately for most households, and not at all for some. See analysis of 
sampling of households attached. Households will more easily understand simplified calculations. Increased 
minimum rent and TTP are expected to act as an incentive for employment along with the implementation 
of a triennial certification process. Changes allow for greater housing choice and increased access to 
housing due to a clear understanding from landlords and households of tenant rent responsibilities.  
Increased access to housing is anticipated due to the ability of households to use more of their income to 
access housing. 

3. Describe the impact on the agency’s waitlist(s) (e.g., any change in the amount of time
families are on the waitlist);
No impact

4. Describe the impact on the agency’s termination rate of families (e.g., any change in the rate

at which families non-voluntarily lose assistance from the agency);

Impact should be minimal due to total package of changes balancing each other out and hardship policy 
coverage for those who need it.

5. Describe the impact on the agency’s current occupancy level in public housing and

utilization rate in the HCV program

None expected 

6. Describe the impact on meeting the MTW statutory goals of cost effectiveness, self-

sufficiency, and/or housing choice;

Simplifications make rent calculations more understandable for tenants and allow hardship exceptions if 
necessary. Changes save tenant time and in many cases decrease costs. Increased minimum rent and TTP 
expected to act as incentive for employment. Changes save staff and tenant time doing repeated, changing 
calculations that do not significantly change tenants’ situations. Staff time/admin cost savings allows more



Impact Analysis

time to work with tenants and explore new projects. Anticipate tenants having increased housing choice due 
to clarity in understanding household funds needed for housing. Allows for landlords to understand 
household rent responsibilities. Reduces the need for staff to calculate housing feasibility.  

7. Describe the impact on the agency’s ability to meet the MTW statutory requirements;

None expected

8. Describe the impact on the rate of hardship requests and the number granted and denied as 

a result of this activity; and

No significant change expected due to total package of activities. Hardship policy is in place to protect those 
who need it, such as the few families affected by losing certain deductions. Agency will track and document 
hardship requests so as to adjust program design, better clarify requirements, or clear up misunderstandings for 
participants if necessary.

9. Across the other factors above, describe the impact on protected classes (and any associated 

disparate impact)

None expected.
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MTW Safe Harbor Waiver Request 
Harrisonburg Redevelopment and Housing Authority – VA014 
HRHA requests a Safe Harbor Waiver for the following group of MTW activities. 

1. Tenant Rent Policies 

The agency is authorized to adopt and implement the activities listed below for setting tenant 
rents in public housing, including but not limited to establishing definitions of income and 
adjusted income that differ from those in the current 1937 Act and its implementing regulations. 
The agency is authorized to adopt and implement the activities listed below to establish total 
tenant payments (TTP)1 in the HCV program, and/or tenant rents for tenant-based and project-
based voucher (PBV) assistance that differ from the currently mandated program requirements in 
the 1937 Act and its implementing regulations. The agency is authorized to adopt and implement 
the activities listed below to calculate the tenant portion of the rent in a way that differs from the 
currently mandated program requirements in the 1937 Act and its implementing regulations. The 
agency must determine initial eligibility in accordance with 24 CFR 5.609 and must comply with 
section 3(b)(2) of the United States Housing Act of 1937 Act (1937 Act) (42 U.S.C. §1437). For 
voucher activities, the Department has developed a standard rider to the HAP contract that 
reflects any MTW authorizations that amend the current requirements of the HAP contract. 

1f Minimum Rent. Increase minimum rent to $100 for all non-elderly, non-disabled 
households.  

Statutes and Regulations Waived 

Minimum Rent (HCV) - Certain provisions of sections 3(a)(3)(A) and 8(o)(2)( A)-(C) of the Act 
and 24 CFR 5.628 and 5.630. 

Safe Harbors 

1.f. i. Minimum rent must not exceed $130 per month.  

ii. Agency must exclude elderly and disabled families from rent policy.  

iii. Agency must conduct an impact analysis. *  

iv. Agency must implement a hardship policy. * 

1h  Total Tenant Payment. Increase total tenant payment to 35 percent of income for all 
non-elderly, non-disabled households. 

Statutes and Regulations Waived 

Tenant Payment as a Modified Percentage of Income (HCV) - Certain provisions of sections 
3(b)(4)-(5) and 8(o)(2)(A)-(C) of the 1937 Act and 24 CFR 5.609, 5.611, and 
982.516.households. 



Safe Harbors 

1.g. and 1.h. i. The Tenant Payment in public housing and the Tenant Payment in HCV must not 
exceed 32% of income for non-elderly/non-disabled families if the agency is utilizing flexibility 
under activities 1.r., 1.t. and/or 1.v. (for 1.g.) or 1.s., 1.u. and/or 1.w. (for 1.h.). 

 ii. The Tenant Payment in public housing and the Tenant Payment in HCV must not exceed 35% 
of income for non-elderly/non-disabled families if the agency is not utilizing flexibility under 
activities 1.r., 1.t. and/or 1.v. (for 1.g.) or 1.s., 1.u. and/or 1.w. (for 1.h.).  

iii. Agency must exempt elderly and disabled families from rent policy. 

 iv. Agency must conduct an impact analysis. *  

v. Agency must implement a hardship policy. * 

1s Elimination of Deductions. Eliminate expense deductions for unreimbursed child care 
expenses for non-elderly/non-disabled households. 

Statutes and Regulations Waived 

Elimination of Deduction(s) (HCV) - Certain provisions of sections 3(a)(1), 3(b)(4)-(5) and 
8(o)(2)(A)-(C) of the 1937 Act and 24 CFR 5.611, and 982.516. 

Safe Harbors 

1.r. and 1.s. i. Agency must conduct an impact analysis. * 

 ii. Agency must exempt elderly and disabled families from rent policy. *  

iii. Agency must implement a hardship policy. * 

1w Alternate Income Inclusions/Exclusions (HCV). Exclude student income of all types 
over tuition for students of all ages. Exclude all wage income for household members age 
20 and below. Count all wage income for household members 21 and older. Applies to all 
non-elderly, non-disabled households. 

Statutes and Regulations Waived 

Alternative Income Inclusions/Exclusions (HCV) - Certain provisions of sections 3(a)(1), 
3(b)(4)-(5), and 8(o)(2)(A)-(C) of the 1937 Act and 24 CFR 5.609, 5.611, and 982.516. 

Safe Harbors 

1.v. and 1.w. i. Agency must exempt elderly and disabled individuals from this rent 
determination policy. 

Requested Waiver and Explanation 



Total tenant payment request is 35 percent of household income using flexibilities under 1s 
and 1w, which is outside the Safe Harbor maximum of 32 percent. Hardship policy is in place 
for households who face rent burden. 

HRHA believes this total package of changes is necessary to achieve maximum staff efficiency 
and cost effectiveness under MTW flexibilities. The combination of changes encourages 
employment and self-sufficiency without significantly increasing overall costs for households. 
These simplifications make rent calculations more understandable for tenants. The changes save 
tenants’ time and in many cases lower costs. Decreased staff paperwork allows more time to

work with tenants, explore new projects, or participate in training in possible new areas or 
expanded services. Simplified paperwork also benefits landlords by determining household 
eligibility more quickly.  

See Impact Analysis and Hardship Policy attached.  



Impact Analysis

Activity 
Tenant Rent Policies 

1f. Minimum rent 

1h. Tenant payment as modified percentage of income 

1j. Alternative utility allowance 

1n. Utility reimbursements 

1s. Elimination of deductions 

1w. Alternative income inclusions, exclusions 
Minimum rent will be $100 and TTP will increase to 35% of income for all non-elderly, 

non-disabled households. One utility allowance for all unit types, varying by unit size. 

Eliminate utility reimbursements under $20 per month. Eliminate unreimbursed 

childcare expense deductions. Exclude student income of all types over tuition for 

students of any age, exclude all wage income for household members age 20 and below, 

and count all wage income for household members 21 and above. Applies to all non-

elderly, non-disabled households.

1. Describe the activity’s impact on the agency’s finances (e.g., how much will the activity cost,

any change in the agency’s per family contribution)

Totality of changes should be neutral, not expected to impact agency finances significantly. Anticipated benefit to 
the agency due to anticipated increase in voucher utilization. Possible staff time savings/admin costs savings in 
the long term.  

2. Describe the activity’s impact on affordability of housing costs for affected families (e.g., any 

change in how much affected families will pay towards their housing costs);
Housing costs will increase moderately for most households, and not at all for some. See analysis of 
sampling of households attached. Households will more easily understand simplified calculations. Increased 
minimum rent and TTP are expected to act as an incentive for employment along with the implementation 
of a triennial certification process. Changes allow for greater housing choice and increased access to 
housing due to a clear understanding from landlords and households of tenant rent responsibilities.  
Increased access to housing is anticipated due to the ability of households to use more of their income to 
access housing. 

3. Describe the impact on the agency’s waitlist(s) (e.g., any change in the amount of time
families are on the waitlist);
No impact

4. Describe the impact on the agency’s termination rate of families (e.g., any change in the rate 

at which families non-voluntarily lose assistance from the agency);

Impact should be minimal due to total package of changes balancing each other out and hardship policy 
coverage for those who need it.

5. Describe the impact on the agency’s current occupancy level in public housing and 

utilization rate in the HCV program

None expected 



Impact Analysis

6. Describe the impact on meeting the MTW statutory goals of cost effectiveness, self-

sufficiency, and/or housing choice;

Simplifications make rent calculations more understandable for tenants and allow hardship exceptions if 
necessary. Changes save tenant time and in many cases decrease costs. Increased minimum rent and TTP 
expected to act as incentive for employment. Changes save staff and tenant time doing repeated, changing 
calculations that do not significantly change tenants’ situations. Staff time/admin cost savings allows more
time to work with tenants and explore new projects. Anticipate tenants having increased housing choice due 
to clarity in understanding household funds needed for housing. Allows for landlords to understand 
household rent responsibilities. Reduces the need for staff to calculate housing feasibility.  

7. Describe the impact on the agency’s ability to meet the MTW statutory requirements;

None expected

8. Describe the impact on the rate of hardship requests and the number granted and denied as 

a result of this activity; and

No significant change expected due to total package of complimentary and offsetting changes. Hardship policy 
is in place to protect those who need it, such as the few families affected by losing certain deductions. Agency 
will track and document hardship requests so as to adjust program design, better clarify requirements, or clear up 
misunderstandings for participants if necessary.

9. Across the other factors above, describe the impact on protected classes (and any associated 

disparate impact)

None expected.
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MTW Safe Harbor Waiver Request 
Harrisonburg Redevelopment and Housing Authority – VA014 
HRHA requests a Safe Harbor Waiver for the following MTW activity. 

2b Payment Standards – Fair Market Rent (HCV)  

2. Payment Standards and Rent Reasonableness 

The agency is authorized to adopt and implement any reasonable policy to establish payment 
standards or rent reasonableness that differ from the currently mandated program requirements in 
the 1937 Act and its implementing regulations. For voucher activities, the Department has 
developed a standard rider to the HAP contract that reflects any MTW authorizations that amend 
the current requirements of the HAP contract. 

Statutes and Regulations Waived 

Payment Standards – Fair Market Rents (HCV- Tenant-Based Assistance) - Certain provisions of 
section 8(o)(1)(B) and 8(o)(13)(H) of the 1937 Act and 24 CFR 982.503-505 and 983.301. 

Safe Harbors 

2.b. i. Payment standard must be between 80% and 120% of the FMR.  

ii. Agency must implement an impact analysis. *  

iii. Agency must implement a hardship policy. *

Requested Waiver and Explanation 

HRHA requests to increase payment standard from current 110 percent of FMR to 120 percent 
for 1BR units and to 140 percent for accessible units of all sizes. Increase to 140 percent is 
outside of Safe Harbor of 120 percent maximum but necessary as an incentive for landlords to 
accept vouchers for scarce accessible units, particularly high demand 1BR units, in our tight 
housing market and to increase housing choice for tenants requiring these features. HRHA will 
determine if units qualify as accessible using the following criteria: a unit that is designed and 
built to be usable by all people, to the greatest extent possible, without the need for adaptation or 
specialized design. HRHA will accept Type A or Type B units as classified within ANSI Section 
1003 and ICC/ANSI A117.1, as amended. 

City population as well as tens of thousands of student renters attending James Madison 
University and Eastern Mennonite University both continue to increase. Adults 65 years and 
older represented 13 percent of Harrisonburg’s overall population growth from 2010 to 2018.

HRHA has more than 2,700 applicants on the waiting list for a Housing Choice Voucher. With 
38 households currently searching for a 1BR unit, and 581 total households on the 1BR waiting 



list, this attempt to increase housing choice and number of accessible units by raising the 
payment standard is necessary in our tight rental market.  

The City of Harrisonburg Comprehensive Housing Assessment and Market Study released in 
January 2021, reported the following information:  

The rental vacancy rate is low at 2-3.5 percent, indicating a tight market with a low inventory. 
This creates high levels of competition within the market as renters compete for scarce units and 
where the lowest income households have the fewest options. 

The most severe shortage of affordable housing is for households who earn 0-30 percent AMI. 
These extremely low-income households often spend more than 50 percent of their income on 
housing. Some of these households have fixed incomes and disabling conditions that make 
working difficult. 

Only 10 percent of all units are affordable to 0-30 percent AMI households, most of which are 
larger units. Only 230 studio and one-bedroom units are affordable to these households, a critical 
unit type needed to meet the needs of 1-to-2-person and single-person households needing 
supportive housing. 

The same housing study also showed that the demand for supportive housing units is estimated 
to be between 84 and 94 elderly households and between 445 and 509 non-elderly individuals. 
The majority of these units are required to meet the needs of persons with serious mental illness 
and intellectual or developmental disabilities.  

Over the next five years, there is also a need for 126 PSH beds for persons experiencing chronic 
homelessness and trying to exit homelessness in the Western Virginia Continuum of Care, which 
covers a six county region from Harrisonburg to Winchester.  

Households are protected by a hardship policy. See Impact Analysis and Hardship Policy 
attached.  



Impact Analysis

Activity 2.b. - Payment Standards – Fair Market Rents (HCV) 

Raise 1BR payment standard to 120% 

Raise accessible unit payment standard to 140% for all unit sizes   

1. Describe the activity’s impact on the agency’s finances (e.g., how much will the activity cost, 

any change in the agency’s per family contribution)

HAP expenses will increase, but HRHA will manage the increase through enhanced utilization and use of 
proposed rent offsets. Agency’s 1BR voucher value in 2022 will increase from the current $795 per month to 
$867 (120%). Accessible unit payment standards (140 percent) will be:  1BR $1,012; 2BR, $1,331; 3BR, $1,744; 
4BR $2,279; 5BR $2,620 for tenants requiring those features. HRHA will determine if units qualify as accessible 
using the following criteria: a unit that is designed and built to be usable by all people, to the greatest extent 
possible, without the need for adaptation or specialized design. HRHA will accept Type A or Type B units as 
classified within ANSI Section 1003 and ICC/ANSI A117.1, as amended. With 393 1BR unit vouchers leased last 
fall out of 431 total, 38 searching for a 1BR unit, and 581 total households on the 1BR waiting list, this attempt to 
increase housing choice and number of accessible units is necessary in our tight rental market. The expense 
increase is anticipated to be offset by the proposed increase in minimum rent from $50.00 to $100.00 and increase 
in tenant responsibility from 30% to 35%. 

2. Describe the activity’s impact on affordability of housing costs for affected families (e.g., any 

change in how much affected families will pay towards their housing costs);

HRHA’s initial analysis identified a potential $6.00 increase to one bedroom households. The increase, although 
not significant, is anticipated to be minimized by the proposed triennial recertification process. This change is not 
expected to impact households’ overall budget. It will increase housing choice: by covering more rental cost 
HRHA expects households to have more choice of scarce available 1BR units and accessible units of all sizes. 
The activity will increase access and utilization while reducing housing search time for these units.

3. Describe the impact on the agency’s waitlist(s) (e.g., any change in the amount of time 
families are on the waitlist);

Change should help shorten wait list and wait time for hard to find 1BR units, especially when accessible 1BR 
units become available. Currently 581 households are on the waiting list for 1BR units. An additional 35 voucher 
holders have been searching for units for an average of 110 days. 

4. Describe the impact on the agency’s termination rate of families (e.g., any change in the rate

at which families non-voluntarily lose assistance from the agency);

No impact expected. 



Impact Analysis

5. Describe the impact on the agency’s current occupancy level in public housing and

utilization rate in the HCV program

Expect to increase use of vouchers, especially for hard to serve households. 

6. Describe the impact on meeting the MTW statutory goals of cost effectiveness, self-

sufficiency, and/or housing choice;

Expect to increase housing choice for 1BR households and for households of all sizes needing accessible units. 
Increased payment standard should appeal to more landlords. 

7. Describe the impact on the agency’s ability to meet the MTW statutory requirements;

The proposed increase will support HRHA’s ability to meet the MTW statutory requirement by increasing 
housing choice and cost effectiveness.

8. Describe the impact on the rate of hardship requests and the number granted and denied as 

a result of this activity; and

No impact expected 

9. Across the other factors above, describe the impact on protected classes (and any associated 

disparate impact)

None expected 



MTW Safe Harbor Waiver Request 
Harrisonburg Redevelopment and Housing Authority – VA014 
HRHA requests a Safe Harbor Waiver for the following MTW activity. 

3b Alternative Reexamination Schedule for Households (HCV)  

3. Reexaminations  

The agency is authorized to implement a reexamination program that differs from the 
reexamination program currently mandated in the 1937 Act and its implementing regulations. 
The terms “low-income families” and “very low-income families” shall continue to be defined

by reference to section 3(b)(2) of the 1937 Act. MTW agencies must continue to determine the 
initial eligibility of the family in accordance with provisions of 24 CFR 5.609. 

Statutes and Regulations Waived 

Alternative Reexamination Schedule for Households (HCV) - Certain provisions of section 
8(o)(5) of the 1937 Act and 24 CFR 982.516 (a)(1) and 982.516(c)(2).

Safe Harbors 

3.a. and 3.b.  

i. Reexaminations must occur at least every three years.  

ii. The agency must allow at least one interim adjustment per year at the request of the 

household, if the household gross income has decreased 10% or more.  

iii. Agency must implement an impact analysis. *  

iv. Agency must include a hardship policy. *

Requested Waiver and Explanation 

HRHA requests to change to reexamination every three years with an interim decrease once per 
year if household has a 20 percent or more decrease of gross income for household total income. 
The 20 percent decrease in income is outside the Safe Harbor allowance of 10 percent. HRHA 
offsets this difference through allowing households to keep any income increases until the next 
certification. In order to achieve cost effectiveness, HRHA needs most households to move to a 
triennial schedule. Requiring larger percentage decrease will reduce requests for interims. 
Requiring a larger income decrease for interims encourages employment and self-sufficiency. 
Allowing households to keep income gains until the next reexamination allows them to save for 
a rental deposit or homebuyer down payment, improving housing choice.  

Households are protected by a hardship policy. See Impact Analysis and Hardship Policy 
attached.  



Impact Analysis

Activity 3.b. - Alternative Reexamination Schedule for Households (HCV) 

Recertification once every three years. Interim decreases allowed 
once per year per household if experience a 20% or more decrease of 
gross income for household total income. 

When at zero income there will be a 3-month grace period, then an 

interim completed with income previously calculated rent if there is 

no other source of income. 

Interim when household goes from zero to earning income. 

Applies to current households. Interim policy applies to everyone 

right away. Triennials will kick in one year after New Admission for 

households. 

1. Describe the activity’s impact on the agency’s finances (e.g., how much will the activity cost,

any change in the agency’s per family contribution)

Anticipate some increase in HAP expenses due to annual/inflationary rent increases and no corresponding tenant 
rent share increases. Process costs will be offset by staff and administrative cost savings.  

2. Describe the activity’s impact on affordability of housing costs for affected families (e.g., any 

change in how much affected families will pay towards their housing costs);

Anticipate significant benefit to families as well as increased housing choice and self-sufficiency. The 
triennial certification process will allow households to retain additional earnings and encourage full- and 
part-time employment options. 

3. Describe he impact on the agency’s waitlist(s) (e.g., any change in the amount of time 
families are on the waitlist);

None expected. Families keeping more of their earned income may achieve self-sufficiency more quickly than in 
the past, opening units and reducing wait times.  

4. Describe the impact on the agency’s termination rate of families (e.g., any change in the rate 

at which families non-voluntarily lose assistance from the agency);

No change expected. Possible reduction in termination rate with recertification less often and household keeping 
income increases for that time. 

5. Describe the impact on the agency’s current occupancy level in public housing and

utilization rate in the HCV program

None expected 



Impact Analysis

6. Describe the impact on meeting the MTW statutory goals of cost effectiveness, self-

sufficiency, and/or housing choice;

Anticipate the activity will provide a positive impact on achieving MTW goals through cost savings in staff time 
as well as improved self-sufficiency and housing choice for households. Staff will reallocate the time previously 
spent on certification to assist in housing search and housing stabilization activities. This activity will improve 
self-sufficiency and housing choice by allowing households to keep more income between certifications leading 
to the ability to cover rent without a voucher or save for a rental deposit or homebuyer down payment.

7. Describe the impact on the agency’s ability to meet the MTW statutory requirements;

Anticipate that this activity will have the most significant impact on households in assisting them in becoming 
more self-sufficient. The staff time saved through less frequent certification improves overall program cost 
effectiveness.   

8. Describe the impact on the rate of hardship requests and the number granted and denied as 

a result of this activity; and

None expected. This change should be an advantage for all households, and households can request an interim 
certification annually.

9. Across the other factors above, describe the impact on protected classes (and any associated 

disparate impact)

None anticipated, should be a positive change for households within the protected classes. 
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HRHA MTW Hardship Policy 

This Hardship Policy applies to the following MTW activities: 

1) Tenant Rent Policy – the changes affecting minimum rent; total tenant payment; and 
eliminated deductions. 

2) Payment standards; and  

3) Triennial recertification and interims.  

Definition of Hardship Types

A HARDSHIP exists when: 

The family has lost eligibility for or is awaiting an eligibility determination for a federal, state, or 
local assistance program; 

The family would be evicted as a result of the imposition of MTW activities; 

The family has experienced a decrease in income because of changed circumstances, including 
loss or reduction of employment, death in the family, or reduction in or loss of earnings or other 
assistance; 

The family has an increase in expenses because of changed circumstances, such as for medical 
costs, childcare, transportation, education, or similar items; and 

Such other situations and factors determined by the agency to be appropriate. 

NO HARDSHIP exists when: 

HRHA determines there is no qualifying hardship 

MTW activities will be reinstated, including requiring back payment of minimum rent and other 
costs or fees to HRHA for the time of suspension 

TEMPORARY HARDSHIP exists when: 

HRHA determines that there is a qualifying hardship but that it is of a temporary nature 

The MTW activity will not be imposed for a period of 90 days from the date of the family’s

request 

At the end of the 90-day period, the MTW activity will be imposed retroactively to the time of 
suspension 
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HRHA will offer a reasonable repayment agreement for any minimum rent back payment and 
any other costs and fees paid by HRHA on the family’s behalf during the period of suspension

LONG-TERM HARDSHIP exists when: 

The Housing Authority determines there is a long-term hardship 

The family will be exempt from the MTW activity until the hardship no longer exists 

The HRHA Hardship Policy allows the authority the flexibility to address unique, unforeseeable 
circumstances that may occur and to protect families in crisis. To be considered for a hardship 
exemption, the household must apply for all benefits for which it may be eligible. Zero income 
households must report income changes when income begins. 

Until income is restored to the household, households must continue to meet the definitions of 
hardship types above and also meet all of the following criteria:  

Remain in compliance with all program requirements 

Not owe HRHA any money or be current with a re-payment agreement 

Continued lack of income has not been through the fault of the household 

Have applied for financial resources it may be eligible for but been unsuccessful in securing 
those 

Request the hardship waiver within the deadline set by HRHA. Households have 10 business 
days from the date of their “Notice of Change” letter in which to request an Informal Hearing  

Have not received hardship relief for the same MTW activity previously 

Minimum rent - If paying 35% of the household’s monthly adjusted income creates a hardship, 
households may pay reduced rent for some time period according to the policies and guidelines 
above for Hardship Types as determined by HRHA. 

Elimination of Unreimbursed Child Care - The few households that may experience a 
hardship from the elimination of the Child Care deduction may make a request for rent reduction 
according to the policies and guidelines above for Hardship Types. 

Each household is eligible for only one term of relief for each rent reform initiative. If the 
household qualifies for more than one relief at any given recertification (annual or interim), the 
reliefs will be calculated concurrently. 
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Payment Standards HRHA is raising the 1BR payment standard to 120% and raising the 
accessible unit payment standard to 140% of FMR for units of all sizes only for families

requiring those features. HRHA will determine if unit meets the following accessible

qualifications: a unit that is designed and built to be usable by all people, to the greatest extent 
possible, without the need for adaptation or specialized design. HRHA will accept Type A or 
Type B units as classified within ANSI Section 1003 and ICC/ANSI A117.1, as amended. 

Where payment standards cause a household hardship, HRHA will apply its Reasonable

Accommodations policy.

Triennial Certification and Interim Requests – New recertification schedule will be once 
every three years. Households may request one interim recertification per year if they have a 
20% or more decrease in total household income. Households at zero income will have an 
interim certification when new income begins, or after 3 months of zero income an interim will 
be completed with income from previous certification.  

For households experiencing a hardship beyond these parameters, HRHA will consider 
classifying it as a long-term hardship according to the policies and guidelines above.  

Voucher Portability

Portability for PBV units in Franklin Heights will be restricted to 24 months. 

Move requests will be handled according to HRHA’s existing Portability Policy. HRHA’s

Reasonable Accommodation Policy will still apply. 

Requesting a Hardship Exception 

The family must formally request a hardship exception by submitting a completed Request for 
Hardship Exception in written form to HRHA. Forms are available upon request at HRHA’s

administrative office.  

If a family requests a hardship exemption, HRHA will suspend the MTW activity beginning the 
month following the family’s hardship request. The suspension will continue until HRHA can 
determine whether hardship exists and whether the hardship is of a temporary or long-term 
nature. During suspension, the family will not be required to participate in relevant MTW 
activities and support will be adjusted accordingly.  

Determination will be made as soon as possible but will not take longer than 10 business days.  

If the request does not meet the hardship standards, MTW activities must resume and HRHA will 
collect any retroactive rent and other fees, if applicable, through a reasonable repayment 
agreement. 
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If the request does meet the hardship standards, HRHA will continue to provide an exemption 
from the MTW activity at a reasonable level and duration in accordance with its MTW policies. 

Appeals 

Families who disagree with the hardship review decision may appeal the determination through 
HRHA’s existing grievance process. See HRHA Grievance Procedure attached below. 

Notification of Residents 

HRHA will: 

Notify residents of its hardship policy at intake; 

Review its hardship policy with residents at recertification; and 

Consider if a resident qualifies for a hardship exemption when assistance is to be terminated due 
to an MTW activity. 

Required Record Keeping 

HRHA will preserve all records of hardship requests, determinations, and appeals for the 
duration of its MTW participation. 

HRHA will maintain records to ensure traceability of activities and comply with all applicable 
regulations. When compliant and reasonable, documentation will be maintained in electronic 
format. 

Records will be available for public review and inspection at the agency’s principal office during

normal business hours and supplied to HUD if requested. 
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GRIEVANCE PROCEDURE 

EXHIBIT __ 

I. PURPOSE AND SCOPE 

This Grievance Procedure has been established to provide guidelines for Harrisonburg 

grievances.  As much as possible should be left to the mutual efforts of management and tenants, 

with both parties attempting to settle each grievance as quickly and justly as possible.  This 

grievance procedure is incorporated into by reference all dwelling leases and will be furnished to all 

o tenants and 

resident organizations of any proposed changes to the grievance procedure, which will set forth the 

proposed changes and provide for an opportunity to present written comments, which will be 

considered by the Authority before any revisions are made to the grievance procedure. 

II. APPLICABILITY 

A. Except as otherwise provided for in Section V.C., this Grievance Procedure shall be 

applicable to all individual grievances as defined in Section III.A. below, between the 

tenant and the Authority.  In those jurisdictions which require that, prior to eviction, a 

tenant be given a hearing in Court containing the elements of due process, the Authority 

may exclude from its procedure any grievance concerning: 

1.  Any criminal activity that threatens the health, safety, or right to 

peaceful enjoyment of the premises of other residents or employees;  

2. Any violent or drug-related criminal activity on or off the premises; or 

3. Any criminal activity that resulted in felony conviction of a household 

member.  

B. The Authority reserves the right to amend any provision of this Grievance Procedure at 

any time with or without notice, as applicable, unless otherwise provided by federal, 

state or local law. 

III. DEFINITIONS 

For the purpose of this Grievance Procedure, the following definitions are applicable: 

a. Grievance -- 
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ely affect the 

V.C. below. 

b. Complainant-- 

ion V below. 

c. Tenant-- -in aide) who resides 

in the unit and who executed the Lease with the Authority as lessee of the unit, or if 

no such person now resides in the unit, residents of the unit who is the remaining 

head of the household of the Tenant family residing in the unit.

d. Documents --

e. Good Cause 

affects the health, safety, or welfare of the Tenant.

IV. INFORMAL SETTLEMENT OF GRIEVANCE 

Management Office of the housing project in which the Tenant resides, within ten (10) days 

after the occurrence giving rise to the grievance, so that the grievance may be discussed 

informally and an attempt can be made to settle the grievance without a formal hearing.  As 

soon as the grievance is received, it will be reviewed by the Authority to ascertain that the 

event qualifies as a grievable issue.  If the matter is not grievable, the Tenant will be notified 

the reasons therefor stated. 

If the matter falls under the grievance procedure, the Tenant will be contacted to arrange a 

mutually convenient time within ten (10) working days to meet so the grievance may be 

discussed informally and settled without a hearing.  Within a reasonable time, not in excess 

of ten (10) working days after presentation of the grievance, a summary of the informal 

discussion shall be prepared by the Authority, and a copy thereof shall be provided to the 

specify the names of the participants, dates of meeting, the nature of the proposed 

disposition of the grievance, and the specific reasons therefor, and shall specify the 
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procedures by which the Tenant may obtain a hearing if he/she is not satisfied by the 

proposed disposition of the grievance. 

V. PROCEDURE TO OBTAIN A FORMAL HEARING 

A. Obtaining a Hearing:  If the Tenant is dissatisfied with the settlement arrived at in 

the informal hearing, the Tenant must submit a written request for a formal 

hearing to the Authority no later than ten (10) days after the summary of the 

informal settlement hearing is received.  The written request shall specify: 

1. The reason for the grievance; 

2. The action of relief sought from the Authority; and 

3. Several dates and times in the following ten (10) working days 

when the Tenant can attend a grievance hearing. 

B. When Hearing Required:  The Authority must give Tenant an opportunity for a 

formal hearing to evaluate whether the following Authority decisions relating to 

the Tenant’s individual circumstances are in accordance with the law, HUD

regulations, and the Authority’s policies, as follows: 

1. A determination of the family’s annual or adjusted income, and the

use of such income to compute the housing assistance payment; 

2. A determination of the appropriate utility allowance (if any); 

3. A determination of the family unit size under the Authority’s

subsidy standards; 

4. A determination that a certificate program family is residing in a 

unit with a larger number of bedrooms than appropriate for the 

family unit size under the Authority’s subsidy standards, or the

Authority’s determination to deny the Tenant’s request for an

exception from the standards; 

5. A determination to terminate assistance (if applicable) for the 

Tenant because of the Tenant’s action or failure to act; or

6. A determination to terminate assistance because the Tenant has 

been absent from the leased premises for longer than the 

maximum period permitted under the lease agreement; 

The Authority must give the opportunity for a formal hearing before the Authority 

terminates housing assistance payments (if applicable) for the Tenant under an 

outstanding HAP contract under Sections V.B.4. through B.6. above (if applicable). 
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C. Eligibility or Amount of Assistance Determinations:  When the Authority makes a 

decision regarding the eligibility and/or the amount of assistance for Tenants, the 

Tenants must be notified in writing.  The Authority will give the Tenant prompt 

notice of such determinations, which notice will include: 

1. The proposed action or decision of the Authority; 

2. The date the proposed action or decision will take place; 

3. The Tenant’s right to an explanation of the basis for the Authority’s

decision; 

4. The procedures for requesting a hearing if the Tenant disputes the 

action or decision; 

5. The time limit for requesting the hearing; and 

6. To whom the hearing request should be addressed. 

D. When Hearing Not Required:  The Authority is not required to provide the Tenant 

an opportunity for a hearing for the following: 

1. Discretionary administrative determinations by the Authority;  

2. General policy issues or class grievances;  

3. Establishment of the Authority schedule of utility allowances for 

Tenants in the   program; 

4. An Authority determination not to approve an extension or 

suspension of a voucher term; 

5. An Authority determination not to approve a unit or tenancy; 

6. An Authority determination that an assisted unit is not in 

compliance with Housing Quality Standards (“HQS”). (However,

the Authority must provide the opportunity for an informal hearing 

for a decision to terminate assistance for a breach of the HQS 

caused by the Tenant, as pursuant to the lease agreement); 

7. An Authority determination that the leased premises is not in 

accordance with HQS because of the family size;  

8. A determination by the Authority to exercise or not to exercise any 

right or remedy against the owner under a HAP contract (if 

applicable); or 

9. Disputes between tenants not involving the Authority. 

E. Notice to Tenant:   

1. In grievances involving matters in Sections V.B.1. through B.3., 
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the Authority must notify the Tenant that the Tenant may ask for an 

explanation of the basis of  the Authority determination, and that if the 

Tenant does not agree with the determination, the Tenant may request 

a formal hearing on the decision.   

2. In grievances involving matters in Sections V.B.4. through B.6., 

the Authority must give the Tenant prompt written notice that the 

Tenant may request a formal hearing.  The notice must include: 

a. A brief statement of the reasons for the decision; 

b. A statement that if the Tenant does not agree with 

the decision, the Tenant may request an informal 

hearing on the decision; and 

c. State the deadline for the Tenant to request hearing. 

E.  Selection of Hearing Officer:  Grievances shall be presented before a hearing 

officer or panel.  A hearing officer or panel shall be appointed by the Authority.  The 

hearing officer shall not be the person who made or approved the decision, or a 

subordinate of that person.  The hearing officer or panel who conducts the hearing 

may regulate the conduct of the hearing in accordance with the Authority’s hearing

procedures, as set forth in Section VI of this Grievance Procedure. 

F.  Failure to Request a Hearing:  If the Tenant does not request a hearing in 

accordance with this Section V then the Authority’s disposition of the grievance

under this Section V shall become final, provided that failure to request a hearing 

shall not constitute a waiver by the Tenant of his/her right thereafter to contest the 

Authority’s action in disposing of the Tenant in an appropriate judicial proceeding.

G.  Hearing Prerequisite: All grievances shall be personally presented, either orally or in 

writing, pursuant to the procedure prescribed in this Section V, as a condition precedent 

to a hearing under this section, provided, that if the Tenant shall show good cause why 

he/she failed to proceed in accordance with this Section V to the hearing officer, the 

provisions of this subsection may be waived by the hearing officer. 
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H.  Escrow Deposit: Before a hearing is scheduled in any grievance involving the amount of 

rent, as defined in the lease agreement, which the Authority claims is due, the Tenant 

shall pay to the Authority an amount equal to the amount of rent due and payable as of 

the first of the month preceding the month in which the act or failure to act took place.  

The Tenant shall thereafter deposit the same amount of the monthly rent in an escrow 

account monthly until the complaint is resolved by decision of the hearing officer.  

These requirements may be waived by the Authority in extenuating circumstances.  

Unless so waived, the failure to make such payments shall result in a termination of the 

grievance procedure, provided that failure to make payment shall not constitute a 

grievance in any appropriate judicial proceeding. 

I.  Scheduling of Hearings: When the Authority receives a request for a formal hearing, a 

hearing shall be scheduled within in ten (10) working days.  The notification of the 

hearing shall contain, notwithstanding anything to the contrary: 

1.  The date and time of the hearing. 

2.  The location where the hearing will be held. 

4.  The right to view any documents or evidence in the possession of the 

Authority upon which the Authority based the proposed action and, at 

hearing. 

5. A notice to the Tenant that the Authority will request a copy of any 

documents or evidence the Tenant will use at the hearing. 

6. 

J. Failure to Appear: If the Tenant or Authority fails to appear at the scheduled 

hearing, the hearing officer or panel may make a determination to postpone the hearing 

for not to exceed five (5) days or make the determination that the party has waived its 

right to a hearing.  Both the Tenant and Authority shall be notified of the determination 
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by the hearing officer or panel; however, a determination that the Tenant has waived 

his/her right to a hearing shall not constitute a waiver of any right the Tenant may have 

VI. PROCEDURES GOVERNING THE HEARING 

A. Hearing Officer:  The hearing shall be held before a hearing officer or panel of hearing 

officers. 

B.  Hearing Procedures:  As set forth in the Administrative Plan, the following hearing 

procedures shall be followed: 

1. The hearing shall concern only the issues for which the 

Tenant has received the opportunity for the formal hearing. 

2. No documents may be presented which have not been provided to 

the other party before the hearing if requested by the other party. 

3. The hearing officer may ask the Tenant for additional information 

and/or might adjourn the hearing in order to reconvene at a later 

date, before reaching a decision. 

4. If the Tenant misses an appointment or deadline ordered by the 

hearing officer, the action of the Authority shall take effect and 

another hearing will not be granted.  The hearing officer will 

determine whether the action, inaction, or decision of the Authority 

is legal in accordance with HUD regulations and the 

Administrative Plan based upon the evidence and testimony 

provided at the informal hearing.  Factual determinations relating 

to the individual circumstances of the Tenant will be based on a 

preponderance of the evidence presented at the informal hearing. 

5. At the hearing, the Tenant must first make a showing of an 

entitlement to the relief sought, and thereafter the Authority must 

sustain the burden of justifying the Authority’s action or failure to

act against which the complaint is directed. 

6. The hearing shall be conducted informally by the hearing officer, 

and oral or documentary evidence pertinent to the facts and 

issues raised by the complaint, may be received without regard to 
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admissibility under the rules of evidence applicable to judicial 

proceedings.  The hearing officer shall require the Authority, the 

Tenant, counsel and other participants or spectators to conduct 

themselves in an orderly fashion.  Failure to comply with the 

directions of the hearing officer or hearing panel to obtain order 

may result in exclusion from the proceedings or in a decision 

adverse to the interests of the disorderly party and granting or 

denial of the relief sought, as appropriate. 

C.  Fair Hearing for Tenant:  The Tenant shall be afforded a fair hearing, providing the 

basic safeguards of due process, which shall include: 

1.   The opportunity to examine before the hearing, and, at the expense 

of the Tenant, to copy all documents, records and regulations of the 

Authority that are relevant to the hearing; 

2. The right to be represented by counsel or other person chosen as 

his/her representative at his/her own expense; 

3. The right to a private hearing unless the Tenant requests a public 

hearing; 

4.   The right to present evidence and arguments in support of his or her 

complaint to controvert evidence relied on by the Authority or 

management relies;  

5.  Present any information or witnesses or question any witnesses 

pertinent to the issue of the hearing; 

to answer questions pertinent to the case; 

7.  A decision based solely and exclusively upon the facts presented at the 

hearing. 

D.  :  Notwithstanding any other rights contained in this Grievance 

Procedure and the Administrative Plan, the Authority has a right to: 
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1.  Present evidence, witnesses and any information pertinent to the issue 

at the informal hearing; 

2. Be notified if the Tenant intends to be represented by legal counsel, an 

advocate, or other party; 

3. Examine and copy any documents to be used by the Tenant prior to the 

informal hearing;  

4. Have its attorney present at the hearing; and 

5. Have staff persons and other witnesses familiar with the case present at 

the hearing. 

E. Rescheduling of Hearing:  After the hearing date is set, the Tenant may request to 

reschedule only upon showing Good Cause. 

F. Transcript of the Hearing:  The Tenant or the Authority may arrange, in advance and at 

the expense of the party making the arrangement, for a transcript of the hearing.  An 

interested party may purchase a copy of such transcript. 

G. Accommodation:  The Authority will provide reasonable accommodation for persons 

with disabilities to participate in the hearing.  Reasonable accommodation may include 

qualified sign language interpreters, readers, accessible locations, or attendants. 

VII. DECISION OF THE HEARING OFFICER  

A. Decision:  The hearing officer shall prepare a written decision within ten (10) working 

day after the hearing and shall include:   

1. A clear summary of the decision and the reasons for the decision; 

2. If the decision involves money owed, the amount owed and 

documentation of the calculation of the monies owed; and 

3. The date the decision goes into effect. 

B. Copies of the Decision:  A copy of the decision shall be sent to the Tenant and the 

copy of such decision, with all names and identifying references deleted, shall be 

maintained on file by the Authority and made available for inspection by a prospective 

Tenant, his/her representative, or the hearing officer. 
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C. Binding Effect of Hearing decisions:  The decision of the hearing officer or panel shall be 

binding on the Authority, which shall take all actions, or refrain from any actions, 

necessary to carry out the decision, UNLESS the Authority Board of Commissioners 

within a reasonable time, not to exceed ten 10 working days, determines that: 

1. the grievance does not concern Authority action or failure to act in 

2. the grievance concerns matters in which the Authority is not required to 

provide an opportunity for a hearing; 

3. the decision conflicts with or contradicts federal, state, or local 

regulations or requirements; 

4. the decision conflicts with or contradicts HUD regulations or 

requirements; or 

5.  the decision exceeds the authority of the person conducting the 

hearing. 

The Authority shall be bound, unless it is determined that the Authority is not bound by the 

A decision by the hearing officer in favor of the Authority or which denies the relief 

requested by the Tenant in whole or in part shall not constitute a waiver of, nor affect in any 

manner whatever, any rights the Tenant may have to a trial de novo or judicial proceedings, 

which may thereafter be brought in the matter.
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VIII. AUTHORITY EVICTION ACTIONS 

If a tenant has requested a hearing in accordance with Section V on a complaint involving a 

to terminate the tenancy, the Authority shall not commence an eviction action in a state or 

local court until it has served a notice to vacate on the tenant, and in no event shall the 

notice to vacate be issued prior to the decision of the hearing officer having been mailed or 

delivered to the Tenant.  Such notice to vacate must be in writing and specify that if the 

tenant fails to quit the premises within the applicable statutory period, or by the 

termination date stated in the notice of termination, whichever is later, appropriate action 

will be brought against him/her and he/she may be required to pay court costs and 



Public Comment August 18, 2021 to October 6, 2021 

Board Member Question 

? A board member expressed concerns about Activity 1s, Elimination of the Unreimbursed Childcare 

Deduction creating a hardship on many of our resident families. In the Impact Analysis 1 for Rent Reform 

activities, HRHA did not originally include details on the possible impact of eliminating this deduction 

because it affected very few families.  

Stakeholder Comment May  June 2021 

Feedback and Notes from Commerce and Lineweaver Annex Meetings 

May 28, 2021 

Commerce Village - 15 participants  3:00 to 3:45pm

? Question initially about lease every three years and cert.  

Sandra overviewed triannual certifications and explained how income will impact rent. Explained zero 

rent cert. Explained current rent 30%, explained jump to 35%. Explained elderly/disabled deduction 

increase to compensate jump to 35%.  

? asking for where can get more information. Sandra explained ACOP will be online.  

Explained waiver to request rent adjustment if hardship.  

Explained commerce waiving min rent. Commerce min rent is 0.  

Went back and overviewed all major changes again. 

- Annual review to every three years. Will meet every year for tax credit property meeting. 

Starting Jan 1 that is your rent until annual review. If you start working after Jan 1 (except 0 

income) rent will not change.  

- Explained if lose job, can request rent decrease once per year. 

- Explained inspections every two years. 

- Percent increase and increased in allowance.  

? Question: So none of the stimulus checks will impact rent going up? Sandra answers that is correct 

? Question about when this will go in effect. Sandra explains annual reviews happening over next three 

years.  

? Question about happening just here or all over city/state.  

? Question about when this goes into effect again if someone just got a certification. 



? Question about MtW, what is it and how does it work?  

Sandra explains overview again. Clarifies MtW as name of designation/change.  

? Question about combining elderly and disabled. Sandra clarifies $1,500 max.  

? Questions about Medicare. Sandra says ask Social Security Admin.  

? Question about how big these changes are, city wide, state wide, country wide. Sandra clarifies this is 

for Harrisonburg Housing Authority.  

Participant provided update on former resident.  

? Question again about if moving to work means there is help to find work or if there is work 

requirement.  

Sandra clarifies and clarifies difference between meetings for tax credit responsibilities and 

certifications/income. 

? Question about why it takes so long for someone to move in after someone moves out. Sandra clarifies 

process with Veterans Affairs.  

Asks if any more questions.  

Sandra offers some other general updates. CSB person, catered dinner.  

Offered if any more questions they can come talk with her if not comfortable asking in group.  

Lineweaver Annex Meeting  11 participants - 4pm to 4:45pm  

Sandra clarifies that MtW does not mean forced work.  

- Overviews process moving to triannual certs. 

? Question about leases and certifications. Sandra clarifies lease every year but certification every three.  

? Questions about difference between property manager and main office (Kristin).  

 Sandra overviews process with main office. Explains increase from 30% to 35%  and adjustment in 

elderly/disabled deduction $400 to $1,500. Clarifies increase in income will not raise rent. Explains zero 

income.  

? Question about asset raise and what counts as asset. Sandra clarifies not personal property.  

? Will Lisa let us know if rent goes up? Sandra clarifies that Kristin handles amount of rent not Lisa.  

? Question about if Waynesboro is involved in this. Sandra clarifies that they just do inspection.  

? Question about how changes will effect if only income is SSI. Sandra clarifies 35%, disabled deduction.  

? Question about minimum rent. Sandra clarifies minimum rent expectations.  



Sandra explains that residents may fall into 20

comes about certifications this year.  

? Question about moving out of Lineweaver.  

? Question about fair housing law changes. Sandra says unaware at this time.  

Sandra explains inspections schedule.  

Sandra explains income for family members under 20, education.  

Asks if any final questions and offers opportunities to follow up, attend focus group, or speak with main 

office.  

MTW Community Stakeholder Comments  June 3, 2021- 10am-11:30am in 

Zoom meeting 

Community Stakeholders:

HRHA Staff: Michael Wong, executive director; Liz Webb, HCV manager; Zoe Parakuo, family self-

sufficiency coordinator; Everett Brubaker, resident services and communication coordinator; Kim 

Haines, grant coordinator. 

Michael W

? how is very low income measured; Michael explained current standards and breakdown of current 

residents 

Educational goals: 

? on if GED incentive needs to be higher, depending on how many clients entering the program need to 

earn one; if many people need to earn it before other degrees then incentive maybe should be higher; 

points made that GED is harder to earn than high school diploma; require colleges attended to be 

accredited; Everett said maybe will break down GED into steps with incentives for each  HRHA will re-

examine 

? What counts as ESL completion  a course, certificate, what level of achievement; May want to clarify 

? Who pays for GED and other degrees and vocational training; Zoe explained BRCC gives discounted 

tuition; clients can use escrow funds, and HRHA helps with course fees; HRHA will look at more ways to 

offset tuition and costs 



Financial goals: 

? On credit repair how much improvement is needed to get incentive and how many times can people 

earn one; is a certain score required; should incentive process account for starting score for each person 

since many will be low; should maintaining an achieved score be required; do people have enough time 

in the program to improve score significantly; Michael said 720 is needed for homeownership; program 

lasts 5-6 years; HRHA will clarify incentive structure 

? Where does money come from for incentives; Michael explained from fungibility of housing and admin 

funds from HCV program; incentives parallel current FSS program but provide a more immediate reward 

than escrow process 

? To get incentive do people have to stick to the budget they create or just participate in learning 

budgeting; what proof is required; will they use a budget tool or app or bank apps; many people do not 

use banks;  Zoe and Everett said main goal is to teach budgeting and monthly expense tracking; goal is 

to coach and educate, not penalize; Michael mentioned free financial literacy classes and resources 

Commenters like financial literacy as a powerful skill to have; like the move away from a punitive 

approach to coaching model 

Employment:  

? are incentives for full time work only; for staying with the same employer; what about flex jobs; or 

minimum hours per week at any jobs; encourage work at same employer to achieve FT job with 

benefits; tiered options for short term gig work vs long term FT work; HRHA will clarify standards 

Homebuyer readiness: 

Everett explained rent to buy courses that clients take now online; they have no fees 

Family wellness: 

? Increase incentives to include nutrition, physical wellness, well baby checks, classes for pregnant 

couples; immunizations; can clients get to the medical office; do clients view health care as for illness 

only not for prevention; do people have insurance coverage; are incentives enough to overcome barriers 

to care. 

Commenters liked the emphasis on mental health, which is often overlooked and not covered by 

insurance, and the focus on wellness. Michael said a holistic approach is one goal. 



FSS participation: 

Michael explained that currently clients get credit for meeting with staff; money goes into escrow 

monthly but most cannot be accessed until end of program; new model means funds could be available 

immediately; Everett said feedback from clients is some like that they cannot access the money easily. 

? Can clients switch between escrow deposit or receiving a check each month; Everett said that is the 

ideal situation if that choice can be set up and managed easily; tiered escrow is closest to traditional 

model; new model will allow earnings for people working but also earnings for those not working but 

completing other activities 

on program at school 

? Will incentives in practice be equitable between English speakers and ESL speakers; HRHA will evaluate 

Landlord incentives: 

? Can the time limit on finding a place to use voucher be increased given that meeting the current time 

frame is difficult; Michael said extensions were given for COVID but not allowed in MTW 

? What efforts are made to persuade landlords averse to working with HRHA, especially large rental 

entities; Michael said HRHA did an analysis of small vs larger landlords; large property managers price 

 they like 

HRHA but do not need us as they can get higher rent from others 

? Can amount of voucher be increased; Michael explained there is some leeway but it has to be 

balanced with mandate to serve substantially the same number and types of clients 

? Can city be influenced to mandate inclusionary zoning; stakeholder said that comment period on city 

zoning changes starts next week 

Commenter likes help from housing coordinator to navigate voucher use in a timely manner 

Cost savings: 

Michael explained the overall cost savings of the MTW changes and activities that will offset rent 

increases with a goal to be cost neutral to the extent possible  such as increasing some allowances and 

eliminating earned income disallowances. Increase to 2-year initial lease term in Franklin Heights 

explained. 

Commenters wanted more info and details; Michael outlined sample rent and utility changes for 

different sized units and noted that was without considering the triennial certification that will allow 

clients to keep increases in income longer. 



? Will removing child care deductions negatively impact families with children vs without children; is 

child care cost largely subsidized or discounted; should policy stay the same but be reworded to 

emphasize what is gained in MTW changes instead of what is lost; HRHA will consider. 

? Will families be billed back for income increases at triennial certification; no 

Commenters like elimination of school grant as income. 

? Are MTW changes federal, state or local; Michael said they are local to improve outcomes and 

flexibility for customizing programs at participating PHAs. He explained lots of HRHA planned changes 

have been done at legacy MTW PHAs and resulted in increased client self-sufficiency and eliminated 

their need for subsidies more quickly. 

opportunities and avenues for more feedback through listening sessions and public comment period for 

supplement; stressed that HRHA wants to avoid unintended negative consequences of changes and that 

the program has the flexibility to make changes as it goes on. 

Commenters want to be included in future discussions and suggested inviting Church World Service and 

Skyline Literacy to comment. 

Commenters mentioned finding accessible housing is difficult and can take 3-4 months even for 

accessible student housing. Michael said HRHA is open to suggestions for working with landlords on long 

term contracts for accessible units or other options. He noted that building new housing is the core need 

and cannot be done without City Council approval. 

Commenter said to consider paying people to spend more time at school with a goal of a higher income 

later may be effective. Noted that many trades pay higher than professional degrees in some fields. 

Michael thanked everyone for the helpful feedback and thoughts. 

See more comments from Zoom chat session below: 

Comments in chat from Community Stakeholder meeting June 3, 2021 - 10am-11:30am 

10:28:09 From   Brubaker  to  Everyone : To clarify broadly these incentives are open to ~90 

participants who are participants in the Family Self-Sufficiency program. The traditional escrow model 

provided monthly financial savings based on increases in rent in from program start. The calculation is 

confusing, and based soley on increases in income. This transition to incentive opens escrow earnings to 

more participants and helps provide building blocks in a variety of self-sufficiency areas. 

10:33:24 From    to  Everyone : Circling back to the Educational Wellness: Specifically, the 

requirement for obtaining a "Certificate" to receive the incentive; you might want to clarify the 

achievement associated with the award. For example, there are Master's programs where can earn a 

certificate, but not a full Master's degree. Master's certificates are like a solid sampling of a full Master's 

degree program. 

10:34:44 From   Brubaker  to  Everyone : Thanks Ben!



10:36:25 From   Brubaker  to  Everyone : Ben you all use an online module set with WaytoGo 

participants yea? 

10:37:23 From   Benjamin  to  Everyone :  Barnett in Financial Aid at JMU offers a class on basic 

budgeting and finance that is excellent. 

10:38:20 From   Brunk  to  Everyone : YES!!  Brad Barnett is awesome!!!  

10:38:47 From   Craig  to  Everyone : Yes! F&M Bank (and BB&T) use an EverFi on-line system: 

10:42:02 From   Brubaker  to  Everyone : We would love more ideas on family wellness section!

10:44:33 From  Craig  to  Everyone : Financial Wellness: I like the Financial Literacy piece as an 

incentive. I also appreciate securing a Checking Account (not easy for our clients to achieve!) at an FDIC 

lender as an incentive. This will help them obtain a loan for their first home; finance a car, etc. You could 

also link the "Checking Acct." to an additional  incentive (e.g., no overdrafts.... overdrafts hurts a related 

10:46:27 From  Noah  to  Everyone : Once they have a checking account, that provides another tool for 

budget/coaching. Simply going over a monthly bank statement and physically showing a household 

where their money is being spent can be extremely helpful 

10:46:51 From   Brubaker  to  Everyone : Thank you both! Good thoughts. 

10:48:23 From   Craig  to  Everyone : Speaking of children: what about their educational success as an 

incentive under Family Wellness? E.g., improved grades, or maintaining high grades earns the HH an 

incentive. This helps to (hopefully) engage the parent further in their child's success at school. 

10:49:01 From   Benjamin  to  Everyone : Happy to facilitate connections to community resources to 

help participants navigate obstacles to access for any of the incentive items we're discussing. 

10:50:17 From   Benjamin  to  Everyone : Agree to consider incentives that focus on children. For 

families stuck in the cycle of generational poverty, helping kids break that cycle would be huge. Literally 

life-changing. 

10:50:35 From   Brunk  to  Everyone : Extension also has nutrition classes-at least used to-and 

nutritional classes.   

10:50:56 From   Craig  to  Everyone : ^^^ Exactly, ! A child's educational success can hopefully lead 

them out of poverty 

10:51:36 From   Benjamin  to  Everyone : Incentives for pre-natal care for new/expecting parents? 

10:52:35 From   Herron  to  Everyone : For financial literacy: I am currently working with DCCU 

 would also be interested in. The 

to win a grocery gift card for coming. Something you may want to look into :) 



10:53:22 From   Benjamin  to  Everyone : Agreed,  

That's awesome, ! I would be interested in hearing more about that. Will email you.

10:53:27 From   Brubaker  to  Everyone : Thank you all.  we will follow up that is great!

10:53:34 From   Whitfield  to  Everyone : I know I haven't added anything to the conversation this 

morning, but I am interested in all this, for sure. Unfortunately, I have to drop off in order to make a 

presentation to the Warren County United Way at 11. 

10:53:44 From   Yoder, HRCSB  to  Everyone : Will there be obstacles for non-english language 

speakers that we need to take into account in order for them to complete activities and earn these 

incentives? Is there equity between english and non-english speakers?  

10:53:45 From   Parakuo  to  Everyone : Thanks everyone, we will follow up. 

10:56:41 From  raig  to  Everyone : I'm not super-familiar with the barriers to attracting landlords to 

participate in this program; but appears you have addressed some of them in your proposal. 

10:59:50 From   Craig  to  Everyone : Not something I anticipate this group to accomplish on its own, 

but I would like to see City of Harrisonburg enact an Inclusionary Zoning ordinance: require a given share 

of new construction to be affordable by people with low to moderate incomes. 

11:00:37 From  J  Benjamin  to  Everyone : The City is getting ready to share their proposed changes to 

Zoning Ordinances to gather public comment. Watch for it in the coming weeks. 

11:02:07 From   Craig  to  Everyone : Good to know! Thanks, Jo. 

11:02:14 From   Benjamin  to  Everyone : https://harrisonburgva.gov/zoning-subdivision-ordinances-

update 

See Milestones section - there are public open houses scheduled 

11:09:42 From   Craig  to  Everyone : Re-circling back to the Educational Wellness comment I made 

earlier: Also, might want to think about incentive structure based on what type of school attended (e.g., 

accredited; for-

EMU/BC/JMU vs. an institution like an American National University. 

11:10:51 From   Craig  to  Everyone : ^ Not laying any shade on a place like ANU, but the degree will 

bring higher earning potential if from an accredited, non-profit Higher ed institution 

11:12:34 From   Benjamin  to  Everyone : There are some reputable accredited non-profit higher 

education institutions that offer online degrees that may be more accessible to working folks. There are 

some very shady for-profit online courses that do a very good job of pretending to be legit. It's a level of 

informational literacy to be able to tell the difference between the two and look for accreditation. 

11:14:26 From   Brubaker  to  Everyone : Thanks Jo and Ben! Worth clarifying.

11:14:27 From   Benjamin  to  Everyone : Alongside this, agree with  about considerations for 

non-English speakers or English language learners and their ability to achieve any of those educational 



incentive points during the duration of the program.  

Also, defining "ESL Completion" might be a good convo to have with Nelly Shenk at Skyline Literacy. 

11:16:07 From   Craig  to  Everyone : Agreed - Thanks,  This program should educate participants 

about the differences between all of the varied higher-ed offerings so they can make an informed 

choice. Either way you slice it, higher-ed is costly and we don't want folks to pump their money into a 

program that will not launch them forward like they think 

11:23:23  Very 

hopeful and excited about this program's potential.  

11:24:42 From   Quigg  to  Everyone :  have done a great job of 

making the program mostly positive-based rather than punitive. Nicely done. 

11:25:12 From   Craig  to  Everyone : Yes! Great job. You obviously put a lot of research hours and 

thought behind all this. 

11:26:11 From   Benjamin  to  Everyone : Appreciate the opportunity to give feedback! MTW is moving 

in a good direction. :-) 

11:27:28 From   Brubaker  to  Everyone : Also deserving of recognition are Kim Haines on this call 

who is handling the grant reporting requirements and the HCV team led by  Webb who did much of 

the work researching what proposals make sense for our residents, participants, and staff. Additional 

staff like  have also been instrumental!

11:35:46 From   Porter  to  Everyone : Thanks ... it looks very promising

11:36:31 From    to  Everyone : I need to go as well, but great seeing you all again and thank you! 

Looking forward to the next time 

Call Backs and Phone Conversation Feedback 

Per Kristin 

MtW Call Backs or Phone Conversation Feedback/Question Template: 

Date: 6/8/2021 

Participant Voucher/residence (Lineweaver, FH, HCV, etc): Lineweaver, resident mom 

Questions or confusions regarding MtW: Concerns about rent increasing 

Feedback on changes (list feedback and which change it relates to): Making sure the rent responsibility 

from 30% to 35% of adjusted income is not going to increase rent. 

Per Everett 

MtW Feedback:  

Date: June 10, 2021  

In person conversation  



Participant Voucher/residence (Lineweaver, FH, HCV, etc): HCV and FSS 

Questions or confusions regarding MtW: n/a  

Feedback on changes (list feedback and which change it relates to):  

Feedback on FSS escrow: Supportive of new escrow models. Currently a high escrow earner in FSS (near 

$25,000 cap) and recognizes value of traditional model for someone like herself who came into the 

program not working. 

opportunities to earn escrow. Though given how much she makes in the traditional model she doubts 

she would transition to the new model. She is about to graduate as well.  

Per Everett 

MtW Feedback: 

Date: June 14, 2021  

Phone conversation  

Participant Voucher/residence (Lineweaver, FH, HCV, etc): HCV and FSS 

Questions or confusions regarding MtW:  

Confusion around when new FSS program would start. Questions about what is needed to prove 

someone did incentives listed.  

Clarified proposals and start date in 2022. 

Feedback on changes (list feedback and which change it relates to):  

Ashley shared that she really liked the incentive list and is already thinking about ones to do. Likes 

like it would motivate people to 

Focus Group online meetings Wednesday, June 9 
11am and 6pm

One commenter had difficulty with the computer connection. Staff followed up to obtain input and 

commenter has not responded as yet. 



Stakeholder Feedback and Public Comment Process Documentation –

MTW Supplement 2021 

NOTE: See all Public Comment and Stakeholder Comment included in Agency Analysis 
attachment 

Resident and Community Engagement for MTW Planning 

Over the past several years, HRHA has prioritized engaging residents and extending 

communication outlets to better serve our tenants, clients, and community members.  In the 

MTW Supplement process, HRHA used informational flyers mailed to residents, posts on our 

website and social media outlets, bi-monthly newsletter, emails, Zoom/conference call 

technology, and direct communication to announce meeting and MTW process information, 

provide various outlets for feedback throughout the application process, and support 

engagement.  Informational Q&A sessions were held in person at HRHA properties and by 

Zoom meetings. Focus groups and listening sessions were held by Zoom. Participants include 

residents, clients, and community stakeholders. This feedback was gathered and analyzed before 

the plan went to the Board of Commissioners for their consideration. Another 45-day comment 

period occurred for the MTW Supplement along with the Annual Plan from August to October 

2021. Those documents contained final details of HRHA’s MTW activities.

45 Day Public Comment Period on MTW Supplement 

Each month, clients and community members are invited to attend the Board of 

Commissioners meetings.  In addition to an in-person option for attendance, HRHA also now 

provides access to these meetings through Zoom conferencing.  These digital platforms enable 

those with disabilities easier access to attend and participate. All offerings include access to a 

language line for those who require translation services to participate in the meetings. Residents 

and members of the community were notified about the Resident Meetings and Public Hearings 

through mailed informational flyers to all HRHA clients, public postings on the website, and 

local newspaper.  Additionally, the Family Self-Sufficiency (FSS) Coordinators provided door to 

door, socially distant outreach to tenants of HRHA’s Franklin Heights properties.



To provide the most immediate and current information, HRHA maintains an active 

website and Facebook presence.  Along with our website, HRHA created a bi-monthly 

newsletter to expand our communication connections as well as increase our ability to highlight 

important news, updates, and activities.  Our digital presence has continued to support our 

outreach efforts to our community during the MTW process and has enhanced our ability to 

engage more frequently.   

HRHA is continuously striving to find and implement new modes of engagement.  To 

better support residents and participants, in 2021 HRHA created a digital Resident Portal.  It 

allows easier access in obtaining rent statements, submitting work orders, and reviewing other 

information for individuals of all backgrounds.  The HRHA website also includes a feedback 

form that allows all stakeholders to communicate with the administration. Additionally, HRHA 

continues to examine new ways to ensure full inclusion and access for our quickly diversifying 

client base. 



Thu 5/20/2021 10:42 AM 

 Brubaker 
MtW Three Week Outreach Schedule 

To: 

Thanks all for a productive meeting. Below is the schedule we worked on with tasks. Thanks!  

Three Week Outreach Schedule: 
May 20/21:

� Develop One Pager, Start on website- Everett 

Week 1 (May 23 - 29)
Finalize One Pager and Website Page - 
Schedule Focus Group Call Info –
Schedule Community Stakeholder Zoom –

� May 27: HRHA Staff Meeting 
� 2:00pm to 4:00pm, Zoom or Park Pavilion - All but maintenance, HMIS, CoC 

� May 27?: One Pager ready to go out in rent statements to all FH residents - 
� Include those who do not pay rent!  

� May 28: Commerce Village Meeting – facilitate,  note taking
� 3:00pm - 4:00pm 

May 28: Lineweaver Annex -  facilitate, Everett note taking 
� 4:15pm to 5:15pm  

Week 2 (May 30 to June 5)
� June 2: Email to HCV Emails - 
� June 1/3: Flyers with Annual Cert Mailing - Liz, Jennifer  
� June 3: Community Stakeholders Meeting - 

� 10:00am to 11:30am - Zoom  

Week 3 (June 6 to 12) 
� June 10: Focus Group –  facilitate,  (Notes)

� Morning 10:00am - 11:30am 
� Evening 6:00pm - 7:30pm 
Free Conference Call –  Schedule 

Date TBD: FSS Focus Group - 

June 15: Listening Session –
June 16 Plan to Board

Everett Brubaker  
Resident Services & Communications Coordinator 
Harrisonburg Redevelopment & Housing Authority 
143 Reservoir Street, Harrisonburg, VA 22801 

540.437.9545  



HRHA's Moving to Work (MtW) Plan 

Summary for Residents & Participants

 The Harrisonburg Redevelopment and

Housing Authority (HRHA) is making

agency-wide changes as part of HUD's

Moving to Work (MtW) expansion. 

Why are we making these changes? 

We have many motivations:

 

You will only need a certification every three years instead of every year.

You will no longer need to report changes in income (unless increase from zero income).

Increased earnings will not impact rent until the next three-year certification. 

Income decreases can result in a rent change once per calendar year. 

We will simplify the utility allowance schedule. 

We will accept self-certification for assets under $50,000. 

We will increase the elderly/disabled allowance.

We will eliminate deductions for medical expenses (hardship exemptions allowed).

We will eliminate childcare deductions (hardship exemptions allowed). 

Income for household dependents 20 and younger will not be counted in rent calculation. 

Minimum household rent will increase from $50 to $100. 

We will increase participant rent responsibility from 30% to 35% of adjusted income. 

Certifications 

Rent Policies

Other Changes

Franklin Heights: You must reside in Franklin Heights two years to be eligible for

portability (increased from one year).

June 2021

HRHA provides reasonable accommodations to individuals with disabilities consistent with the

Section 504 Final Rule (24 CFR Part 8) & the Fair Housing Amendments Act. 

How will my voucher change? 

Turn Over

Participation in MtW allows HRHA to develop local policies and allocate funds with more flexibility, to meet MtW objectives. 

Programs and activities are still subject to the full range of HUD monitoring, oversight, and evaluation. 

Reduce time and burden on residents,

participants, and HRHA staff. 

Increase participant self-sufficiency. 

Simplify housing processes and calculations. 

Expand housing opportunities & assistance. 



HRHA's Moving to Work (MtW) Plan 

Summary for Residents & Participants

We will offer security deposit assistance, one month's rent for empty units, and more to

participating landlords. 

We will provide help in searching for housing, including one-on-one support in locating

affordable rentals. 

We will eliminate the procurement process for HRHA-owned units to reduce cost and

increase efficiencies. 

We will replace the current escrow/savings program with an incentive-based program.

Escrow will be earned through accomplishing a variety of goal related activities like

budgeting, obtaining higher education, participating in FSS events, increasing income. 

We will continue transitioning towards a coaching-driven case management model 

We will provide extension of FSS services to participants for up to 6 months AFTER they

graduate FSS. 

Increasing Affordable Housing 

Family Self-Sufficiency (FSS) Program 

that values participant goal setting, collaboration, and empowerment. 

For the full and updated list of changes, see www.harrisonburgrha.com/mtw

Page 2

HRHA provides reasonable accommodations to individuals with disabilities consistent with the

Section 504 Final Rule (24 CFR Part 8) & the Fair Housing Amendments Act. 

Participation in MtW allows HRHA to develop local policies and allocate funds with more flexibility, to meet MtW objectives. 

Programs and activities are still subject to the full range of HUD monitoring, oversight, and evaluation. 

 

How can I learn more and

provide feedback? 

What else is HRHA changing?

Visit www.harrisonburgrha.com/mtw

and submit a feedback form. 

Talk with your HCV Specialist at 540-

434-7386 or your FSS Coordinator at

540-437-9545.

Join a June Focus Group

Wednesday June 9

10:00am to 11:30am or 

6:00pm to 7:30pm 

Call us or visit our website for

call in details. 

Scan with

your phone

camera to go

to our website.
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Agency Analysis and Response to Public Comment  

August 18, 2021 to October 6, 2021 

? A board member expressed concerns about Activity 1s, Elimination of the Unreimbursed 

Childcare Deduction, creating a hardship on many of our resident families. In the Impact 

Analysis 1 for Rent Reform activities, HRHA did not originally include details on the possible 

impact of eliminating this deduction because it affected very few families. \ 

After this question, HRHA added to Impact Analysis 1 the following statistics on our families 

with children and analysis of sample families who could be affected by the MTW change. 

•

•

•

•



Agency Analysis and Response to Stakeholder Feedback 

MTW Staff  June 29, 2021 

Review of feedback from tenants and stakeholders conducted from May 28 to 

June 29, 2021 

HRHA gathered feedback through call-in sessions and zoom meetings, calls to participants and residents, 

mailings to residents in multiple languages, and more.  

Feedback overall was positive from residents and community stakeholders, especially for changes in 

Family Self-Sufficiency incentives, triennial household certifications, rent policies, and landlord 

incentives. Stakeholder input and questions did lead to a number of MTW plan refinements.  

A major MTW change with the FSS program is a transition away from an escrow/savings model based on 

increases in rent at start of program and toward a clearer, incentive/rewards based savings model. 

Based on feedback, HRHA increased incentive amounts for educational achievements such as obtaining 

a GED, certifications

an annual physical, attending parenting classes, and others. HRHA also clarified details about 

requirements and incentive earnings that stakeholders had identified as vague.  

Based on concerns about increases in rent and/or loss of certain deductions such as child care when 

calculating rent, HRHA clarified that there are safe harbor and hardship policies in place. HRHA also 

emphasized that other MTW activities will balance the rent increases and loss of certain deductions, 

such as moving to triennial certification so participants can keep more of their earned income. 

Stakeholder Feedback  Questions and Comments May 28 to June 29, 2021 

Feedback and Notes from Commerce and Lineweaver Annex Meetings 

May 28, 2021 

Commerce Village - 15 participants  3:00 to 3:45pm

? Question initially about lease every three years and cert.  

Sandra overviewed triannual certifications and explained how income will impact rent. Explained zero 

rent cert. Explained current rent 30%, explained jump to 35%. Explained elderly/disabled deduction 

increase to compensate jump to 35%.  

? asking for where can get more information.  explained ACOP will be online. 

Explained waiver to request rent adjustment if hardship.  

Explained commerce waiving min rent. Commerce min rent is 0.  

Went back and overviewed all major changes again. 



- Annual review to every three years. Will meet every year for tax credit property meeting. 

Starting Jan 1 that is your rent until annual review. If you start working after Jan 1 (except 0 

income) rent will not change.  

- Explained if lose job, can request rent decrease once per year. 

- Explained inspections every two years. 

- Percent increase and increased in allowance.  

-

? Question: So none of the stimulus checks will impact rent going up  answers that is correct

? Question about when this will go in effect.  explains annual reviews happening over next three 

years.  

? Question about happening just here or all over city/state.  

? Question about when this goes into effect again if someone just got a certification. 

? Question about MtW, what is it and how does it work?  

xplains overview again. Clarifies MtW as name of designation/change.  

? Question about combining elderly and disabled.  clarifies $1,500 max. 

? Questions about Medicare.  says ask Social Security Admin. 

? Question about how big these changes are, city wide, state wide, country wide.  clarifies this is 

for Harrisonburg Housing Authority.  

Participant provided update on former resident.  

? Question again about if moving to work means there is help to find work or if there is work 

requirement.  

larifies and clarifies difference between meetings for tax credit responsibilities and 

certifications/income. 

? Question about why it takes so long for someone to move in after someone moves out.  clarifies 

process with Veterans Affairs.  

Asks if any more questions.  

 offers some other general updates. CSB person, catered dinner.  

Offered if any more questions they can come talk with her if not comfortable asking in group.  

Lineweaver Annex Meeting  11 participants - 4pm to 4:45pm  

larifies that MtW does not mean forced work.  

- Overviews process moving to triannual certs. 

? Question about leases and certifications.  clarifies lease every year but certification every three. 



? Questions about difference between property manager and main office (Kristin).  

 overviews process with main office. Explains increase from 30% to 35%  and adjustment in 

elderly/disabled deduction $400 to $1,500. Clarifies increase in income will not raise rent. Explains zero 

income.  

? Question about asset raise and what counts as asset.  clarifies not personal property. 

? Will Lisa let us know if rent goes up?  clarifies that  handles amount of rent not  

? Question about if Waynesboro is involved in this.  clarifies that they just do inspection.  

? Question about how changes will effect if only income is SSI.  clarifies 35%, disabled deduction. 

? Question about minimum rent.  clarifies minimum rent expectations. 

 explains that residents may fall into 2022, 2023, or 2024 yea

comes about certifications this year.  

? Question about moving out of Lineweaver.  

? Question about fair housing law changes.  says unaware at this time. 

Sandra explains inspections schedule.  

Sandra explains income for family members under 20, education.  

Asks if any final questions and offers opportunities to follow up, attend focus group, or speak with main 

office.  

MTW Community Stakeholder Comments  June 3, 2021- 10am-11:30am in 

Zoom meeting 

Community Stakeholders:

HRHA Staff: Michael Wong, executive director; Liz Webb, HCV manager; Zoe Parakuo, family self-

sufficiency coordinator; Everett Brubaker, resident services and communication coordinator; Kim 

Haines, grant coordinator. 

? how is very low income measured; Michael explained current standards and breakdown of current 

residents 

Educational goals: 



? on if GED incentive needs to be higher, depending on how many clients entering the program need to 

earn one; if many people need to earn it before other degrees then incentive maybe should be higher; 

points made that GED is harder to earn than high school diploma; require colleges attended to be 

accredited; Everett said maybe will break down GED into steps with incentives for each  HRHA will re-

examine 

? What counts as ESL completion  a course, certificate, what level of achievement; May want to clarify 

? Who pays for GED and other degrees and vocational training; Zoe explained BRCC gives discounted 

tuition; clients can use escrow funds, and HRHA helps with course fees; HRHA will look at more ways to 

offset tuition and costs 

Financial goals: 

? On credit repair how much improvement is needed to get incentive and how many times can people 

earn one; is a certain score required; should incentive process account for starting score for each person 

since many will be low; should maintaining an achieved score be required; do people have enough time 

in the program to improve score significantly;  said 720 is needed for homeownership; program 

lasts 5-6 years; HRHA will clarify incentive structure 

? Where does money come from for incentives;  explained from fungibility of housing and admin 

funds from HCV program; incentives parallel current FSS program but provide a more immediate reward 

than escrow process 

? To get incentive do people have to stick to the budget they create or just participate in learning 

budgeting; what proof is required; will they use a budget tool or app or bank apps; many people do not 

use banks;   said main goal is to teach budgeting and monthly expense tracking; goal is 

to coach and educate, not penalize;  mentioned free financial literacy classes and resources 

Commenters like financial literacy as a powerful skill to have; like the move away from a punitive 

approach to coaching model 

Employment:  

? are incentives for full time work only; for staying with the same employer; what about flex jobs; or 

minimum hours per week at any jobs; encourage work at same employer to achieve FT job with 

benefits; tiered options for short term gig work vs long term FT work; HRHA will clarify standards 

Homebuyer readiness: 

 explained rent to buy courses that clients take now online; they have no fees

Family wellness: 



? Increase incentives to include nutrition, physical wellness, well baby checks, classes for pregnant 

couples; immunizations; can clients get to the medical office; do clients view health care as for illness 

only not for prevention; do people have insurance coverage; are incentives enough to overcome barriers 

to care. 

Commenters liked the emphasis on mental health, which is often overlooked and not covered by 

insurance, and the focus on wellness. Michael said a holistic approach is one goal. 

FSS participation: 

 explained that currently clients get credit for meeting with staff; money goes into escrow 

monthly but most cannot be accessed until end of program; new model means funds could be available 

immediately; Everett said feedback from clients is some like that they cannot access the money easily. 

? Can clients switch between escrow deposit or receiving a check each month;  said that is the 

ideal situation if that choice can be set up and managed easily; tiered escrow is closest to traditional 

model; new model will allow earnings for people working but also earnings for those not working but 

completing other activities 

? Consider incenti

? Will incentives in practice be equitable between English speakers and ESL speakers; HRHA will evaluate 

Landlord incentives: 

? Can the time limit on finding a place to use voucher be increased given that meeting the current time 

frame is difficult; Michael said extensions were given for COVID but not allowed in MTW 

? What efforts are made to persuade landlords averse to working with HRHA, especially large rental 

entities; Michael said HRHA did an analysis of small vs larger landlords; large property managers price 

 they like 

HRHA but do not need us as they can get higher rent from others 

? Can amount of voucher be increased; Michael explained there is some leeway but it has to be 

balanced with mandate to serve substantially the same number and types of clients 

? Can city be influenced to mandate inclusionary zoning; stakeholder said that comment period on city 

zoning changes starts next week 

Commenter likes help from housing coordinator to navigate voucher use in a timely manner 

Cost savings: 

l explained the overall cost savings of the MTW changes and activities that will offset rent 

increases with a goal to be cost neutral to the extent possible  such as increasing some allowances and 



eliminating earned income disallowances. Increase to 2-year initial lease term in Franklin Heights 

explained. 

Commenters wanted more info and details  outlined sample rent and utility changes for 

different sized units and noted that was without considering the triennial certification that will allow 

clients to keep increases in income longer. 

? Will removing child care deductions negatively impact families with children vs without children; is 

child care cost largely subsidized or discounted; should policy stay the same but be reworded to 

emphasize what is gained in MTW changes instead of what is lost; HRHA will consider. 

? Will families be billed back for income increases at triennial certification; no 

Commenters like elimination of school grant as income. 

? Are MTW changes federal, state or local;  said they are local to improve outcomes and 

flexibility for customizing programs at participating PHAs. He explained lots of HRHA planned changes 

have been done at legacy MTW PHAs and resulted in increased client self-sufficiency and eliminated 

their need for subsidies more quickly. 

mplementation schedule; shared 

opportunities and avenues for more feedback through listening sessions and public comment period for 

supplement; stressed that HRHA wants to avoid unintended negative consequences of changes and that 

the program has the flexibility to make changes as it goes on. 

Commenters want to be included in future discussions and suggested inviting Church World Service and 

Skyline Literacy to comment. 

Commenters mentioned finding accessible housing is difficult and can take 3-4 months even for 

accessible student housing. aid HRHA is open to suggestions for working with landlords on long 

term contracts for accessible units or other options. He noted that building new housing is the core need 

and cannot be done without City Council approval. 

Commenter said to consider paying people to spend more time at school with a goal of a higher income 

later may be effective. Noted that many trades pay higher than professional degrees in some fields. 

Michael thanked everyone for the helpful feedback and thoughts. 

See more comments from Zoom chat session below: 

Comments in chat from Community Stakeholder meeting June 3, 2021 - 10am-11:30am 

10:28:09 From   Brubaker  to  Everyone : To clarify broadly these incentives are open to ~90 

participants who are participants in the Family Self-Sufficiency program. The traditional escrow model 

provided monthly financial savings based on increases in rent in from program start. The calculation is 

confusing, and based soley on increases in income. This transition to incentive opens escrow earnings to 

more participants and helps provide building blocks in a variety of self-sufficiency areas. 



10:33:24 From   Craig  to  Everyone : Circling back to the Educational Wellness: Specifically, the 

requirement for obtaining a "Certificate" to receive the incentive; you might want to clarify the 

achievement associated with the award. For example, there are Master's programs where can earn a 

certificate, but not a full Master's degree. Master's certificates are like a solid sampling of a full Master's 

degree program. 

10:34:44 From   Brubaker  to  Everyone : Thanks 

10:36:25 From  Brubaker  to  Everyone :  you all use an online module set with WaytoGo 

participants yea? 

10:37:23 From   Benjamin  to  Everyone  Barnett in Financial Aid at JMU offers a class on basic 

budgeting and finance that is excellent. 

10:38:20 From   Brunk  to  Everyone : YES!!   Barnett is awesome!!!  

10:38:47 From   Craig  to  Everyone : Yes! F&M Bank (and BB&T) use an EverFi on-line system: 

10:42:02 From   Brubaker  to  Everyone : We would love more ideas on family wellness section! 

10:44:33 From   Craig  to  Everyone : Financial Wellness: I like the Financial Literacy piece as an 

incentive. I also appreciate securing a Checking Account (not easy for our clients to achieve!) at an FDIC 

lender as an incentive. This will help them obtain a loan for their first home; finance a car, etc. You could 

also link the "Checking Acct." to an additional  incentive (e.g., no overdrafts.... overdrafts hurts a related 

 in a way. 

10:46:27 From    to  Everyone : Once they have a checking account, that provides another tool for 

budget/coaching. Simply going over a monthly bank statement and physically showing a household 

where their money is being spent can be extremely helpful 

10:46:51 Fro  Brubaker  to  Everyone : Thank you both! Good thoughts.

10:48:23 Fr  Craig  to  Everyone : Speaking of children: what about their educational success as an 

incentive under Family Wellness? E.g., improved grades, or maintaining high grades earns the HH an 

incentive. This helps to (hopefully) engage the parent further in their child's success at school. 

10:49:01 From   Benjamin  to  Everyone : Happy to facilitate connections to community resources to 

help participants navigate obstacles to access for any of the incentive items we're discussing. 

10:50:17 From   Benjamin  to  Everyone : Agree to consider incentives that focus on children. For 

families stuck in the cycle of generational poverty, helping kids break that cycle would be huge. Literally 

life-changing. 

10:50:35 From   Brunk  to  Everyone : Extension also has nutrition classes-at least used to-and 

nutritional classes.   

10:50:56 From  raig  to  Everyone : ^^^ Exactly, Jo! A child's educational success can hopefully lead 

them out of poverty 

10:51:36 From   Benjamin  to  Everyone : Incentives for pre-natal care for new/expecting parents? 



10:52:35 From   Herron  to  Everyone : For financial literacy: I am currently working with DCCU 

about setting up 

to win a grocery gift card for coming. Something you may want to look into :) 

10:53:22 From  enjamin  to  Everyone : Agreed  

That's awesome,  I would be interested in hearing more about that. Will email you.

10:53:27 From   Brubaker  to  Everyone : Thank you all.  we will follow up that is great! 

10:53:34 From   Whitfield  to  Everyone : I know I haven't added anything to the conversation this 

morning, but I am interested in all this, for sure. Unfortunately, I have to drop off in order to make a 

presentation to the Warren County United Way at 11. 

10:53:44 From   Yoder, HRCSB  to  Everyone : Will there be obstacles for non-english language 

speakers that we need to take into account in order for them to complete activities and earn these 

incentives? Is there equity between english and non-english speakers?  

10:53:45 From   Parakuo  to  Everyone : Thanks everyone, we will follow up.

10:56:41 From   Craig  to  Everyone : I'm not super-familiar with the barriers to attracting landlords to 

participate in this program; but appears you have addressed some of them in your proposal. 

10:59:50 From  raig  to  Everyone : Not something I anticipate this group to accomplish on its own, 

but I would like to see City of Harrisonburg enact an Inclusionary Zoning ordinance: require a given share 

of new construction to be affordable by people with low to moderate incomes. 

11:00:37 Fro  Benjamin  to  Everyone : The City is getting ready to share their proposed changes to 

Zoning Ordinances to gather public comment. Watch for it in the coming weeks. 

11:02:07 From  raig  to  Everyone : Good to know! Thanks, Jo.

11:02:14 From   Benjamin  to  Everyone : https://harrisonburgva.gov/zoning-subdivision-ordinances-

update 

See Milestones section - there are public open houses scheduled 

11:09:42 From  raig  to  Everyone : Re-circling back to the Educational Wellness comment I made 

earlier: Also, might want to think about incentive structure based on what type of school attended (e.g., 

accredited; for-  in a certificate/degree from a school like a 

EMU/BC/JMU vs. an institution like an American National University. 

11:10:51 From  B. Craig  to  Everyone : ^ Not laying any shade on a place like ANU, but the degree will 

bring higher earning potential if from an accredited, non-profit Higher ed institution 

11:12:34 From   Benjamin  to  Everyone : There are some reputable accredited non-profit higher 

education institutions that offer online degrees that may be more accessible to working folks. There are 

some very shady for-profit online courses that do a very good job of pretending to be legit. It's a level of 

informational literacy to be able to tell the difference between the two and look for accreditation. 

11:14:26 From   Brubaker  to  Everyone : Thanks ! Worth clarifying.



11:14:27 From   Benjamin  to  Everyone : Alongside this, agree with  about considerations for 

non-English speakers or English language learners and their ability to achieve any of those educational 

incentive points during the duration of the program.  

Also, defining "ESL Completion" might be a good convo to have with Nelly Shenk at Skyline Literacy. 

11:16:07 From   Craig  to  Everyone : Agreed - Thanks, ! This program should educate participants 

about the differences between all of the varied higher-ed offerings so they can make an informed 

choice. Either way you slice it, higher-ed is costly and we don't want folks to pump their money into a 

program that will not launch them forward like they think 

11:23:23 From  Adam Yoder, HRCSB  to  Everyone : Gotta run. Thank you  Very 

hopeful and excited about this program's potential.  

11:24:42 From    to  Everyone :  have done a great job of 

making the program mostly positive-based rather than punitive. Nicely done. 

11:25:12 From   Craig  to  Everyone : Yes! Great job. You obviously put a lot of research hours and 

thought behind all this. 

11:26:11 From  Jo Benjamin  to  Everyone : Appreciate the opportunity to give feedback! MTW is moving 

in a good direction. :-) 

11:27:28 From   Brubaker  to  Everyone : Also deserving of recognition are Kim Haines on this call 

who is handling the grant reporting requirements and the HCV team led by Liz Webb who did much of 

the work researching what proposals make sense for our residents, participants, and staff. Additional 

staff like Sandra have also been instrumental! 

11:35:46 From  o  Everyone : Thanks Michael... it looks very promising

11:36:31 From    to  Everyone : I need to go as well, but great seeing you all again and thank you! 

Looking forward to the next time 

Call Backs and Phone Conversation Feedback 

MtW Call Backs or Phone Conversation Feedback/Question Template: 

Date: 6/8/2021 

Participant Voucher/residence (Lineweaver, FH, HCV, etc): Lineweaver, resident mom 

Questions or confusions regarding MtW: Concerns about rent increasing 

Feedback on changes (list feedback and which change it relates to): Making sure the rent responsibility 

from 30% to 35% of adjusted income is not going to increase rent. 

MtW Feedback:  

Date: June 10, 2021  

In person conversation  



Participant Voucher/residence (Lineweaver, FH, HCV, etc): HCV and FSS 

Questions or confusions regarding MtW: n/a  

Feedback on changes (list feedback and which change it relates to):  

Feedback on FSS escrow: Supportive of new escrow models. Currently a high escrow earner in FSS (near 

$25,000 cap) and recognizes value of traditional model for someone like herself who came into the 

program not working. However she did 

opportunities to earn escrow. Though given how much she makes in the traditional model she doubts 

she would transition to the new model. She is about to graduate as well.  

Per 

MtW Feedback: 

Date: June 14, 2021  

Phone conversation  

Participant Voucher/residence (Lineweaver, FH, HCV, etc): HCV and FSS 

Questions or confusions regarding MtW:  

Confusion around when new FSS program would start. Questions about what is needed to prove 

someone did incentives listed.  

Clarified proposals and start date in 2022. 

Feedback on changes (list feedback and which change it relates to):  

Ashley shared that she really liked the incentive list and is already thinking about ones to do. Likes 

Focus Group online meetings Wednesday, June 9 
11am and 6pm

One commenter had difficulty with the computer connection. Staff followed up to obtain input and 

commenter has not responded as yet. 








